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PROJECT  AREA 

The  west  End  Land  Assembly  and  Redevelopment  Project 
Area,  hereinafter  called  the  Project  Area,  is  located  in  the 
downtown  section  of  Boston  in  the  County  of  Suffolk,  Common- 
wealth of  Massachusetts,  and  is  bounded  as  described  in  the 
plan  on  Page  2.   Briefly,  the  Area  is  bounded  as  follows: 

On  the  north  and  northeast  by  Lowell  Street; 

on  the  east  by  Staniford  Street,  extending  from  the 
intersection  of  Lowell  Street,  Causeway  Street  and  Staniford 
Street  as  John  F.  Lindsay  Square,  so-called,  to  Cambridge 
Street ; 

on  the  south  by  Cambridge  Street  from  Staniford  Street 
to  Blossom  Street; 

on  the  west  by  Blossom  Street  to  Alien  Street; 

on  the  south  by  Allen  Street  to  Charles  Street  (Storrow 
Drive) ;  and 

on  the  west  and  northwest  by  Charles  Street  (Storrow 
Drive)  and  Lowell  Street.   The  area  comprises  about  l\.d 
acres  of  land. 


BOUNDARIES      OF    THE     WEST     END      PROJECT      AREA 


-o- 


tetic    -»  mi 


WEST    END -STUDY   ARE*  "B" 
URBAN   REDEVELOPMENT  STUOY 

BOSTON     HOUSING     AUTHORITY 

URIAN       l[0(W.n*ntl'     DIVISION 


PURPOSE 

In  accordance  w     ontract  between  the  Boston  Housing 
Authority  and  your  appraiser,  the  Authority  (being  referred 
to  as  "Local  Public  Agency"),  proposes  to  dispose  of  certain 
properties  hereinafter  referred  to  as  "sites"  after  the  same 
have  been  cleared  by  demolition  and/or  removal  of  certain 
structures  and  improved  as  shown  on  a  disposal  map  or  maps,, 
more  specifically  described  and  enumerated  in  material  sub- 
mitted to  your  appraiser.   The  said  sites  are  located  within 
-the  boundaries  of  an  area  referred  to  as  Project  Area  and  are 
shown  on  plan.*  A  final  appraisal  of  each  site  was  requested, 
assuming  each  site  is  prepared  for  redevelopment  as  proposed. 
An  analysis  of  the  market-ability  of  all  the  sites  within 
the  Project  Area  was  also  requested.   Included  in  the  obli- 
gations of  the  appraiser  are  the  following: 

1.  To  consult  with  and  advise  the  Local  Public  Agency, 
at  such  time  or  times  as  may  be  mutually  convenient  for  the 
parties  to  this  contract,  regarding  the  functions  performed 
and  to  be  performed  hereunder  and  the  real  estate  aspects  of 
the  Local  Public  Agency's  plans  and  programs  which  are  related 
to  this  report. 

2.  To  furnish  the  Local  Public  Agency  any  suggestions 
for  modifications  of  the  proposed  Redevelopment  Plan  which 
the  appraiser  believes  would  enable  the  Local  Public  Agency 
to  accomplish  the  objectives  of  the  Project  more  effectively. 

3.  To  make  recommendations  to  the  Local  Public  Agency  as 
to  the  most  practical  disposal  units  to  be  adopted. 

I4..   To  make  recommendations  to  the  Local  Public  Agency  as 

to  the  method  of  offering  the  property. 

5.   To  appraise  each  of  the  sites. 
-:$■  Page  2  of  this  report. 


6.   To  make  such  inspec  ions,  investigations  and  studies  as  are  nec- 
essary or  appropriate  to  enable  the  appraiser  to  perform  oroperly  the 
"unctions  to  be  performed  under  the  contract. 

Incorporated  in  this  report  are  the  following: 

1.  A  letter  of  transmittal. 

2.  Summary  of  Principal  findings  and  conclusions. 

3.  Estimates  of  the  fair  value  of  each  of  the  sites  in  the 
Droject  Area  for  use  in  accordance  with  the  Redevelopment  Plan. 

if.   Recommendations  of  the  appraiser. 

5.  An  analysis  of  the  principal  factors  influencing  the  market- 
ibility  and  value  of  the  sites  in  the  Project  Area. 

6.  Reference  to  housing,  comparable  to  that  projected  in  the 
Droject  Area  according  to  plan. 

7.  Analysis  of  current  demand  for  properties  comparable  to 
;hose  proposed. 

8.  Analysis  of  the  environment  of  the  area. 

9.  Analysis  of  the  location  with  respect  to  the  Central  Boston 
irea. 

10.  Comments  regarding  the  site  improvements  as  proposed  by  the 
Local  Public  Agency. 

11.  Other  data  and  analyses  considered  by  the  appraiser  to  be 
relevant  to   the  marketability,  the  valuation  or  the  formulation  of  the 
Jocal  Public  Agency  of  its  program  for  disposal  of  the  site. 
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REDEVELOPMENT  PLAN 

The  Boston  Housing  Au,.    ity  is  to  acquire  by  purchase,  eminent  domain 
or  otherwise,  all  of  the  land  in  the  Project  Area  and  will  demolish,  remove, 
and  relocate  or  otherwise  dispose  of  all  buildings  and  structures  thereon, 
will  rough  grade  the  land  as  necessary,  will  sell  or  lease  to  private  and 
public  developers  all  land  in  the  Project  Area  not  needed  for  street  and 
highway  purposes  and  will  dedicate,  or  otherwise  transfer  to  public  auth- 
orities, all  land  needed  for  street  or  highway  purposes. 

The  land  in  the  Project  Area  shall  be  used  for  multi-family  residential 
use,  commercial  uses  complimentary  to  multi-family  residential  use,  public 
and  semi-public  community  facilities,  institutional  use  and  public  streets 
and  highways  as  shown  on  the  Land  Use  plan  on  Page  i|4» 

This  plan  contains  accepted  standards  with  respect  to  land  coverage, 
building  bulk,  building  setbacks,  the  intensity  of  use  of  the  land,  the 
provisions  for  school  and  playgrounds  and  requirements  for  off-street 
parking  and  loading. 

SITE  DEVELOPMENT  PLAN 

1.  Streets  and  Highways 

Streets  and  highways  shall  be  constructed,  reconstructed  or  vacated 
by  the  Authority  or  other  public  entities,  as  shown  on  existing  street 
plan  on  Page  l\l\.. 

2.  Sewer  Improvements 

Sewer  improvements  and  changes  shall  be  made  by  the  Authority  or  other 
public  entities  as  shown  on  the  Sewer  System  plan  on  Page  27. 

3 .  Water  System 

Water  system  improvements  and  changes  to  be  made  by  the  Authority 
or  other  public  entities  as  shown  on  the  Water  System  plan  on  Page  28. 

J4..  Rough  Grading 

Rough  grading  changes  shall  be  made  by  the  Authority  as  shown  i n  the 
enclosed  Grading  plan  0 n  Page  10. 


Certain  controls  on  the  redevelopment  of  the  Project  Area  as  a 
condition  of  sale  and  transfer,  are  noted  in  this  report. 
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LOCATION 

The  location  of  the  Project  Area  in  the  West  End  district  of  downtown 
Boston  is  within  one  mile  of  the  financial  district,  the  office  building 
areas,  insurance  district  and  the  downtown  retail  business  center.-*   This 
i|.8  acre  area  is  one  of  the  most  accessible  and  convenient  sites  in  Central 
Boston. 

As  shown  on  topographical  plan,-*-::-  the  land  slopes  gently  upward  from 
a  grade  of  approximately  16  feet  at  the  Storrow  Drive  and  Lowell  Street 
frontages  to  an  approximate  l\l±   foot  level  at  a  point  a  short  distance 
north  of  St.  Joseph's  Church,  with  the  highest  point  being  near  the 
southeasterly  corner  of  the  Project  Area  near  Cambridge  Street,  the 
Harrison  Grey  Otis  House  and  the  Boston  Public  Library  Branch,  where 
the  extreme  height  is  noted  at  a  bout  50  feet. 


-::-  See  Page   9 
■sk*  See  Page  10 


ADVANTAGE     OF    CENTRAL     LOCATION 

WITHIN  A  MILE  AND  A  QUARTER  OF  THE  PROJECT  AREA  ARE  THE  MA- 
JOR CENTERS  OF  BUSINESS,  SHOPPING,  GOVERNMENT,  AND  RECREATION, 
ALL      EASILY       REACHED       BY       PUBLIC       TRANSPORTATION. 
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SITE  ADVANTAGES 
FUBLIC  TRANSPORTATION 

Within  a  few  minutes  walk  from  he  Project  Area  are  situated  several 
stations  of  the  M.T.A.  Rapid  Transit  Lines. 

At  the  intersection  of  Cambridge  and  Charles  Streets  is  the  Charles 
Street  Station  of  the  Harvard  Square,  Cambridge-Ashmont ,  Dorchester  Rapid 
Transit  which  connects  at  Park  Street  with  north,  west  and  southbound 
lines.   At  Harvard  Square,  there  are  connecting  bus  lines  running  to 
Somerville,  Arlington,  Belmont  and  Watertown  a  nd  at  Fields  Corner,  Dor- 
chester, connecting  service  is  provided  to  Quincy,  Milton,  Hyde  ^ark  and 
other  districts  of  Dorchester. 

At  the  new  Science  Park  Station,  at  the  traffic  circle  at  the  corner 
of  Charles  and  Lowell  Streets  is  the  Lechmere-Somerville,  Lake  Street- 
Commonwealth  and  Reservoir-Beacon  Rapid  Transit  which  connects  at  the 
North  Station  with  the  Everett-Forest  Hills  lines  and  which  continues 
through  Scollay  Square  and  Park  Street  through  uptown  subway  stations. 
This  facility  connects  with  the  ^owdoin  Square  East  Boston-Revere  Rapid 
Transit  line  at  the  Scollay  Square  Subway  Station. 

At  Bowdoin  Square,  a  few  minutes  walk  to  the  east  of  the  Project,  is 
the  westerly  terminus  of  the  subway  to  East  Boston  and  Revere. 

On  Cambridge  Street,  there  is  a  local  bus  line  which  runs  between 
Bowdoin  Square  through  uptown  Boston  to  Massachusetts  Station. 

Three  blocks  north  of  the  Project  is  situated  the  North  Station,  the 
Boston  Terminus  of  the  Boston  &  Main  Railroad,  which  services  northern 
New  England  and  northerly  areas  of  Massachusetts  including  Fitchburg, 
Greenfield,  North  Adams  and  Troy,  New  York. 


12 
A  bus  line  for  service  to  cities  and  towns  to  the  north  of  Boston,  the 
Eastern  Massachusetts  Railway  Company,  is  available  at  Haymarket  Square, 
about  five   minutes  walk  northeast  of    the  Project  via  Merrimack  Street. 

This  West  End  Area  has  advantages  of  transportation  not  found  in  most 
other  districts  in  the  Central  Boston  area. 

EXPRESSWAYS  AND  HIGHWAYS 

Bordering  the  Project  Area  to  the  west  is  Charles  Street  (Storrow 
Drive),  which  is  a  continuation  of  a  main  artery  bordering  the  easterly 
and  southeasterly  bank  of  the  Charles  River  and  connects  Central  Boston 
with  other  highways  leading  from  and  to  Cambridge,  watertown,  Newton  and 
other  suburbs  to  the  west.   This  highway  connects  at  the  northwest  bound- 
ary of  the  Project  Area  with  ramps  leading  to  the  John  P.  Fitzgerald  Express- 
way which  extends  through  Central  Boston.   Although  construction  work  is 
presently  completed  only  to  High  Street,  Boston,  the  final  link  of  this 
Expressway,  passing  through  Dewey  Square  at  the  South  Station  and  joining 
with  the  Southeast  Expressway  near  Southhampton  Street,  is  scheduled  for 
completion  in  about  two  years.   The  Southeast  Expressway,  also  under  con- 
struction, is  a  connecting  high  speed  highway  to  Quincy,  Braintree,  Wey- 
mouth and  other  cities  and  towns  south  of  Boston. 

To  the  north,  the  John  F.  Fitzgerald  Expressway  extends  northerly 
into  Charlestown  and  over  the  Mystic  Bridge  into  Chelsea  where  i  t  connects 
with  a  new  Expressway,  construction  of  which  is  now  in  progress,  which  will 
provide  high  speed  automotive  travel  between  Central  Boston  and  ^oute  1 
in  Saugus. 

Cambridge  Street  to  the  south  of  the  rroject,  is  a  main  highway  ext- 
ending from  the  Charles  Street  Circle  through  Bowdoin  Square  and  Scollay 
Square  to  the  central  financial,  office  buildings,  and  retail  districts. 
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To  the  west  of  Charle:  .Street  Circle  is  the  Longfellow  Bridge  which 
connects  with  Memorial  Drive  at  the  westerly  bank  of  the  Charles  River. 
This  Drive  also  is  an  important  highway  bordering  the  Charles  River,  and 
leads  through  Cambridge  connecting  with  other  highways  leading  to  Belmont, 
Arlington  and  points  northwest. 

Another  highway  of  importance,  the  Northern  Artery  or  the  McGrath  High- 
way, continues  from  the  north  across  the  West  Boston  Bridge  to  the  traffic 
circle  at  Science  Park  at  the  northwesterly  boundary  of  the  Project.   This 
Artery  connects  Central  Boston  with  suburban  municipalities  in  districts 
north  and  northwest  of  Boston,  namely,  Somerville,  Medford,  Maiden,  Win- 
chester, Melrose,  Stoneham  and  other  cities  and  towns.   The  location  of 
the  West  End  Project  is  unrivalled  by  any  other  district  of  Boston  as  to 
accessibility  for  travel  and  distribution  via  express  and  other  main  high- 
ways from  Central  Boston. 

RETAIL  STORES  AND  COMMERCIAL  AREAS 

Within  a  fifteen  minute  walk  of  the  Project,  via  Cambridge  Street 
through  Scollay  Square  to  Tremont  Street,  Court  Street  and  Washington  Street, 
is  the  downtown  retail  business  center  of  the  City  of  Boston,  where  many 
of  the  finest  department  stores  and  specialty  shops  in  New  England  are 
situated. 

Local  neighborhood  stores  for  the  daily  needs  of  the  west  End  and  the 
residential  area  to  the  south,  on  the  north  side  of  Beacon  Hill,  are 
situated  on  Cambridge  Street.   Here  one  finds  two  Branch  banks,  a  Stop  & 
Shop  Supermarket,  a  Branch  Post  Office,  delicatessen,  dry  cleaning  and. 
other  stores. 

A  part  of  the  Project  Area  -tfis  set  aside  for  commercial  development. 
Over  IfOO  feet  of  frontage  may  be  utilized  and  an  area  including  an  alter- 
native parcel  in  the  rear,  totalling  nearly  180,000  square  feet  may  be 

provided. 

*See  Plan  Page  l|4 


Northeast  of  the  ■Lro,i^  t  Area,  retail  operations,  excepting  for  rest- 
aurants, cafeterias,  tavern:  ,  etc.,  "re  limited,  the  major  exception  b eing 
Morton's,  a  sub-stantial  semi-department  or  specialty  store  operation. 
Neighborhood  stores  to  the  east,  on  Staniford  Street,  are  nondescript  and 
with  the  Project  Area  redeveloped,  are  considered  to  have  little  consequence, 

CHURCHES  AND  SCHOOLS 

Churches  of  various  denominations  presently  exist  or  will  be  provided 
within  the  Project  Area. 

St.  Joseph's  Catholic  Church,  presently  situated  on  Chambers  Street, 
corner  of  Allen  Street  (both  of  which  streets  are  to  be  discontinued  as 
such  in  the  development  of  the  Project),  is  to  remain  at  its  present  locat- 
ion and  will  have  frontage  on  a  new  street  in  the  Project.   Additional  land 
is  to  be  set  aside  for  the  Church. 

The  proposed  use  plan  contemplates  the  discontinuance  of  the  Boston 
Library  Branch  on  Cambridge  Street,  near  Staniford  Street,  and  the  existing 
structure  is  to  be  remodelled  for  church  purposes,  in  all  likelihood,  a 
Protestant  denomination. 

An  area  of  land  is  set  aside,  fronting  on  Lowell  Street,  at  a  point 
where  a  new  street  intersects  at  the  northeast  boundary  of  the  Project  for 
other  church  purposes  and  may  be  developed  with  a  Jewish  Synogogue. 

The  present  Blackstone  School  on  Blossom  Street,  for  intermediate 
grades,  is  to  be  retained  and  the  playground  area  enlarged. 

A  new  elementary  school  and  playground  area  is  proposed  near  the  north- 
easterly boundary  of  the  Project  near  Lowell  Street. 

A  new  site  for  the  Boston  Library  Branch  i s  to  be  provided  and  the 
proposed  use  plan  contemplates  a  site  fronting  on  Cambridge  Street,  ad- 
jacent to  the  commercial  area. 
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There  are  numerous  ohi  i     nes  in  Central  Boston  of  different  denomina- 
tions, all  reasonably  access _ble  by   ither  public  or  private  transportation, 

PARK  AND  RECREATIONAL  FACILITIES 

West  and  southwest  of  the  Project  across  Storrow  Drive,  Metropolitan 
District  Commission  has  developed  the  Charles  River  frontage  for  rec- 
reational and  cultural  facilities.   On  the  Esplanade,  south  of  the  Charles 
River  Circle,  is  the  Hatch  Shell  in  which  the  Doston  Symphony  Orchestra 
provides  free  concerts  in  early  summer.   Recreational  facilities  i nclude  a 
Municipal  Boat  House  for  sailing  on  the  Charles,  swimming  and  wading  pools, 
tennis  courts,  ball  field  and  river  front  strolling  area.   Also  nearby, 
is  the  Science  Park  which  is  a  popular  institution  of  the  Metropolitan 
Boston  area  for  both  adults  and  children. 

OTHER  FACILITIES 

Bordering  the  Project  is  the  Massachusetts  General  Hospital  of  world- 
wide fame,  which  provides  services  for  the  entire  Metropolitan  Boston  area. 
Adjacent  to  the  hospital  is  the  Massachusetts  Eye  &  Ear  Infirmary,  a  facility 
of  great  importance  to  the  community. 

Within  a  few  minutes  walk  of  the  Project  via  Joy  Street  from  Cambridge 
Street,  over  Beacon  Hill  to  Beacon  Street,  is  the  boston  C0mmon  and  Boston 
Public  Gardens. 

In  the  North  Station  development  is  the  Boston  Gardens,  the  home  of 
the  Boston  Bruins  and  the  Boston  Celtics,  the  principal  and  newest  audi- 
torium for  indoor  sporting  events  in  the  city. 
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CMITING  CONDITIONS 
Chief  among  the  conditi.  as  whir   tend  to  limit  the  value  of  the  land 
for  redevelopment  purposes  are: 

1.  The  condition  and  status  of  occupancy  of  buildings i  n  c ertaln  areas 
adjacent  to  the  boundary  of  the  Project  Area. 

2.  The  approaches  in  the  adjoining  and  nearby  areas  through  which  one 
must  pass  to  reach  the  Project. 

For  the  first  category,  the  following  conditions  may  be  noted: 

1.  The  elevated  structure  of  the  Lechmere  Rapid  Transit  Line  immedi- 
ately bordering  the  Project  Area  from  the  corner  of  Charles  and  Lowell 
Streets  along  Lowell  Street  to  its  intersection  with  Causeway  Street. 

2.  The  character  of  the  area  northeast  of  the  Project  bounded  by 
Lowell,  Causeway,  Nashua  and  Minot  Streets,  wherein  substantial  proportion 
of  the  improvements  bears  similar  characteristics  of  blight  and  deterior- 
ation presently  existing  within  the  Project  Area. 

3.  Rundown,  deteriorated  tenement-commercial  improvements  adjacent 
to  and  to  the  east  of  the  Project  and  bounded  by  Staniford  and  Green 
Streets,  the  easterly  side  of  Pitts  and  Merrimack  Streets;  similar  con- 
ditions of  improvements  exist  on  the  easterly  side  of  Staniford  Street 
between  Green  Street  and  the  rear  of  the  two  story  business  block  front- 
ing on  Cambridge  Street  at  the  corner  and  to  the  Bowdoin  Square  Garage. 

ij..   Conditions  prevalent  in  the  areas  contiguous  to  the  Project  Area 
to  the  southeast,  bounded  by  Cambridge,  Blossom,  Parkman  and  North  Grove 
Streets,  excepting  for  land  already  cleared  and  owned  by  the  Massachu- 
setts General  Hospital  for  parking  purposes. 
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5.   Inharmonious  impr,  \    tnents  on  Cambridge  Street  from  North  Grove 
Street  westerly  and  around  the  corne1  of  Charles  street  and  along  Charles 
Street  to  Fruit  Street,  comprising  the  stores  and  tenements  immediately 
west  of  North  Grove  Street  on  Cambridge  Street,  the  Edison  Power  Station 
and  the  Suffolk  County  Jail. 

Conditions  in  the  latter  areas  were  considered  as  having  less  direct 
effect  upon  the  Project  Area  than  those  heretofore  mentioned  due  to  the 
hospital  improvements  intervening  between  this  latter  area  and  the  Project. 

As  to  the  aspects  of  approaches  to  the  Project  Area,  one  of  the  factors 
noted  as  being  beneficial  was  that  the  area  was  within  a  few  minutes  walk- 
ing distance  of  the  business  heart  of  the  City  of  Boston.   However,  ped- 
estrian traffic  (using  the  most  direct  route)  from  the  ^roject  to  Court 
Street,  Tremont  Street  and  central  points  beyond,  pass  along  Cambridge 
Street  through  Bowdoin  and  Scollay  Squares.   Although  Scollay  Square  has 
become  less  active  in  recent  years  as  a  place  where  less  desirable  ele- 
ments congregate,  it  still  retains  much  of  its  former  flavor  with  its 
taverns,  bar  rooms,  shooting  galleries,  pawn  shops  and  cabarets.   In  recent 
years,  the  Old  Howard  Theatre  of  strip-tease  fame,  and  the  Scollay  Movie 
Theatre   have  been  closed.   One  of  Boston's  few  all  night  theatres  remains. 
Many  establishments  catering  to  the  elements  frequenting  Scollay  Square 
have  been  closed,  stores  have  been  boarded  up  and  upper  floors  vacated. 

Other  pedestrian  routes  followed  by  North  Station  commuters  to  the 
central  district  through  Haymarket  Square  and  Washington  Street,  have 
less  exposure  to  antipathetic  social  classes. 
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TOPO    PHY  AND  SUBSOIL  CONDITIONS 
The  lowest  elevation  of  the  Project  ^rea  land  is  at  the  Charles 
Street  frontage  at  the  westerly  and  northwesterly  boundary  o f  the  area. 
Presently,  the  Charles  Street  frontage  is  improved  with  multi-story  tene- 
ment and  semi-commercial  structures  at  the  sidewalk  level.   West  of  the 
Project  Area  beyond  Charles  Street,  is  a  Metropolitan  District  Commission 
swimming  pool  and  playground  area  extending  to  the  edge  of  the  Charles 
River  Basin,  whose  waters  are  held  in  check  by  the  Charles  River  Dam  north- 
west of  the  Project  Area,  the  West  Boston  Bridge.   The  waters  of  the 
Charles  River  Basin  are  maintained  at  a  reasonably  uniform  level  by  this 
Charles  River  Dam.   There  have  been  no  occasions  i  n  the  past  of  which  your 
appraiser  has  knowledge,  when  Charles  Street  and  the  westerly  border  of  the 
Project  Area  has  seen  any  basin  overflow.   The  probability  of  flooding  in 
any  portion  of  the  Project  Area  is  most  unlikely. 

Your  appraiser  has  made  an  inspection  of  the  boundary  streets  and  the 
interior  streets  as  presently  constituted  in  the  Project  Area,  has  exam- 
ined Grading  Plan  dated  March  1955>  showing  existing  and  proposed  contours 
of  the  Project  Area  and  has  examined  Boring  Plan  and  report  dated  May  1956, 
showing  test  borings  from  the  Boston  Society  of  Civil  Engineers  Journal, 
October  19^9  at  various  locations  not  only  within  but  adjacent  to  the 
Project  Area.   Conferences  regarding  the  technical  interpretation  of  these 
borings  in  relation  to  load  bearing  qualities  of  the  land  were  held  with 
Herbert  L.  Bogen,  Chief  Planner  and  Consultant  of  the  Boston  Housing' 
Authority. 

The  conclusions  reached  as  a  result  of  these  investigations  and 
conferences  were  that  the  ground  conditions  throughout  the  Project  Area 
were  reasonably  good  with  little  likelihood  of  abnormal  site  preparation 
cost  for  foundations  and  footings  according  to  indications  from  such 
borings  as  were  taken. 
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Between  the  18  foot  <    our  line,  as  shown  on  Grading  Plan  on  Page 
10  and  "the  Charles  Street  frontage,  oome  of  the  land  area  was  filled  land 
to  a  depth  of  25  feet.   Several  borings  near  the  18  foot  contour  line 
showed  bedrock  at  20  foot  depth.   Excepting  for  borings  at  the  corner  of 
Allen  and  Charles  Streets,  at  the  extreme  southwesterly  edge  of  the 
Project  Area,  in  Cambridge  Street  from  Bowdoin  Square  to  North  Russell  Street 
and  at  the  corner  of  Lowell  and  Causeway  Streets  and  along  Lowell  Street 
where  maximum  refusal  of  ij.0  feet  was  noted,  bedrock  or  hard  clay  was  indi- 
cated within  the  Project  at  depths  ranging  from  1I4.  to  25  feet  and  the 
average  was  approximately  20  feet. 

According  to  the  Boston  Building  Code,  bedrock  with  no  laminations 
will  support  100  tons  per  square  foot  and  with  laminations,  35  tons  per 
square  foot.   Compacted  sand  and  gravel,  5  tons  per  square  foot  and  hard 
clay,  6  tons  per  square  foot..  According  to  engineering  advice  for  twenty 
story  housing  improvements,  If.  to  10  tons  per  square  foot  would  be  suffi- 
cient . 

In  summary,  subsoil  conditions  are  reasonably  good  in  the  Project 
Area.   No  abnormal  site  preparation  costs  may  be  anticipated  from  the 
studies  examined.  Subsoil  conditions  here  are  far  more  favorable  than  those 
usually  encountered  in  Central  Boston  and  the  Back  Bay  district.  Any  haza- 
rds from  tidal  or  flood  waters  appear  to  be  negligible. 
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ZONING 


The  present  zoning  of  land  in  the  West  End  in  which  the  Project  Area 
in  included,  is  general  business  which  permits  certain  types  of  light 
manufacturing,  as  well  as  local  business  and  residential  uses,  and  local 
business  which  also  permits  residential  use.* 

Certain  changes  in  existing  zoning  are  recommended  to  conform  to  the 
land  use  plan  for  the  redevelopment. ■in- 
substantial changes  may  be  noted  in  the  plan  of  the  proposed  zoning. 
A  large  portion  of  the  Project  Area  changed  to  R-15>5>,  or  general  residence 
purposes  V~>$   foot  height  limit,  subject  to  the  zoning  and  building  codes. 


«■  Existing  zo  ning  Page  21 
*>**  Proposed  zoning  Page  22 
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SI    "REPARATION  BY  AUTHORITY 

DEMOLITION 

All  buildings  In  the  project  area  (except  retained  buildings)  will  be 
razed   to  make  way  for  redevelopment.   Due  to  the  size  of  this  area,  actual 
razing  will  be  undertaken  in  several  contracts  which  will  approximate  the 
previously  designated  stages.   A  Demolition  Map  has  been  prepared  showing 
each  building,  type  of  construction,  number  of  stories,  and  the  height. 

All  buildings  will  be  demolished  to  grade  and  combustible  materials, 
rubble  and  salvage  removed  from  the  site. 

Below  grade  all  foundations  will  be  broken  up  to  permit  drainage.   All 
gasoline  or  fuel  storage  tanks  underground  will  be  removed.   Finally,  all 
foundation  holes  will  be  suitably  filled  by  (1)  temporarily  using  non- 
combustible  rubble  with  a  sanitary  fill  covering  or  (2)  the  use  of  all 
sanitary  fill  where  a  new  building  is  not  contemplated. 

LOCAL  ACCESS  STREETS 
Construction  details  are  as  follows: 

a.  All  new  streets  and  sidewalks  will  be  built  as  shown  in  the  cross 
section  at  the  bottom  of  the  Street  Plan; 

b.  All  rebuilt  and  widened  streets  will  have  a  6"  gravel  basej  other- 
wise they  will  be  of  similar  construction  to  the  new  streets. 

c.  Streets  will  be  rough  graded  as  soon  after  demolition  as  is 
practical  but  all  paving  will  be  delayed  until  buildings  are 
practically  completed. 

d.  Curb  cuts  and  other  details  will  b  e  determined  by  the  Authority 
in  cooperation  with  the  Traffic  Commission  on  receipt  of 
detailed  plans  from  the  redeveloper. 
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UTILITIES 

PROPOSED  SEWER  SYSTEM 

The  design  for  the  new  separate  otorm  and  sanitary  system  was  pre- 
pared and  costed  by  the  City  Public  Works  Department  In  collaboration 
with  Authority  personnel.   The  design  is  shown  in  the  Redevelopment  Plan 
and  was  based  upon  the  following  factors: 

a.  Entire  system  is  to  be  replaced  because: 

(1)  of  age  -  wooden  sewers  built  in  1837 
brick  arch  scow  bottoms  built  in  l8[|.8 
almost  all  others  built  prior  to  1900 

(2)  condition  -  very  poor  -  it  would  be  impossible  to  tie 
in  new  uses. 

(3)  location  -  bad  because  of  small  lots  and  streets  too  close. 

b.  No  easements  will  be  created  on  private  property 

c.  Existing  sewers  on  periphery  streets  to  be  used  and  new  lines 
on  Blossom  and  Allen  Streets  only  to  complete  gaps; 

d.  In  line  with  city  policy,  wherever  new  or  rebuilt  sewers  are 
installed,  the  combined  sewers  existing  will b  e  replaced  by  new 
separate  storm  and  sanitary  sewers. 

PROPOSED  WATER  SUPPLY  SYSTEM 

This  system  for  the  supply  of  water  for  the  project  area  was  designed 

by  the  City  Public  Works  Department  engineers  working  in  cooperation  with 

Authority  personnel.   The  design  of  this  system  was  based  on  the  following 

factors : 

a.  A  dual  system  (1)  "high  service",  to  serve  high  rise  buildings 
with  sprinkler  systems  and  (2)  a  "low  service"  system  for  regular 
demands  is  needed  to  properly  serve  this  area; 

b.  Excellent  water  service  exists  on  all  periphery  streets  and  can 
be  extended  into  the  area  from  many  points; 

c.  Service  now  existing  on  interior  streets  that  are  to  be  vacated 
will  be  discontinued  and  capped; 

d.  Easements  on  private  property  will  be  held  to  a  minimum  because 
of  City  responsibility  for  water  damage. 
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The  finalized  design  s  lown  i  n  the  Redevelopment  Plan  is  the  result 
of  all  these  factors  being  taken  into  consideration. 

Construction  details  for  each  individual  run  are  spelled  out  i n  the 
attached  cost  estimates  section  and  will  not  be  duplicated  here.   It  should 
be  noted  that  all  "high  service"  runs  will  be  a  minimum  of  12  inches  to 
properly  serve  any  building  up  to  20  stories  and  all  "low  service"  runs 
have  a  minimum  size  of  8  inches  and  a  maximum  of  16  inches  to  serve  hyd- 
rants, shopping  areas,  schools,  churches,  etc. 
OTHER  UTILITIES 

All  utility  lines  in  this  project  area  will  be  placed  underground  in 
accordance  with  applicable  local  laws.   The  Telephone  Company  is  required 
to  reserve  one  duct  in  all  lines  placed  In  public  streets  for  police  and 
fire  alarm  service. 

a.  Electric :  The  Boston  Edison  Company  will  abandon  its  present  system 
supply  adequate  power  to  properly  serve  the  area  with  an  entirely 
new  system.   A  letter  to  this  effect  has  been  requested  expressing 
their  willingness  to  provide  the  new  facilities  and  will  be  sub- 
mitted when  it  is  available. 

b.  Street  lighting:  The  Boston  Edison  Company  lighting  engineers  will 
design  a  street  lighting  system  to  properly  service  all  public  str- 
eets -  obtain  approval  of  the  appropriate  city  department  -  install 
all  necessary  standards,  brackets  and  lights  at  no  direct  cost  to 
the  city  except  for  the  yearly  fee  per  fixture. 

c.  Steam:  The  Boston  Edison  Company  has  a  high  pressure  steam  line 
running  across  the  project  area  from  north  to  south.  It  is  prop- 
osed that  because  of  the  extremely  high  cost  of  relocating  this 
line  (several  hundred  thousand)  and  because  the  redeveloper  may 
want  to  use  this  line  for  his  heating  system,  the  Authority  will 
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try  to  provide  an  easement  •  or  this  line  provided  that  the 
line  will  not  interfere  with  proper  redevelopment.   A  det- 
ailed sketch  is  enclosed  to  show  the  present  location  of  this 
line  and  a  supporting  letter  is  also  provided. 

d.  Gas :   The  Boston  Consolidated  Cas  Company  will  study  the  needs 
of  this  area  and  if  the  demand  warrants,  will  supply  a  mixture 
of  manufacturing  and  natural  gas  through  a  new  system.   A  sup- 
porting letter  has  been  requested  and  will  be  submitted  when 
available . 

e.  Telephone:   The  ^ew  England  Telephone  and  Telegraph  Company 
will  supply  its  service  to  all  buildings  in  the  Project  Area. 
A  supporting  letter  has  been  requested  and  will  be  submitted 
when  available. 
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/EST  END  PROJECT 
BOSTON,  IiASSACHUSETTS 

CONTROLS  ON  REDEVELOPMENT 

These  building  controls  are  intended  to  operate  as  a  system  of  inter- 
acting restrictions,  each  being  a  complement  and  a  check  to  every  other, 
with  a  flexibility  permitting  a  wide  latitude  in  design. 
1 .    Land  Disposition 

a.  All  land  in  the  Project  Area  not  needed  for  streets  or  highway 
purposes  shall  be  sold  or  leased  to  private  and  public  developers 
for  use  in  accordance  with  this  Plan. 

b.  All  land  needed  for  street  or  highway  purposes  shall  be  dedicated 
or  otherwise  transferred  by  the  Authority  to  the  City  of  Boston 
for  use  for  these  purposes  only. 

o.   Easements  for  the  sewerage  systems  water  distribution  system, 
gas  lines,  steam  lines,  electric  lines,  telephone  lines,  and 
fire  alarm  and  police  signal  systems  necessary  to  implement 
this  plan  shall  be  granted  by  the  Authority,  provided  that  all 
such  easements  shall  be  in  the  streets. 
d.  All  land  needed  for  semi-public  institutional  uses  shall  be 

sold  or  leased  to  semi-public  entities  for  use  for  these  purposes 
only. 
2»   Restrictions  on  the  use  of  pro.lect  land 

The  following  restrictions  shall  be  binding  and  effective  upon  all 
purchasers  of  land,  their  heirs  and  assigns,  in  that  seotion  of 
Boston  known  as  the  West  End  Redevelopment  Project  Area  (see  legal 
description  of  project  boundaries)  from  the  date  of  purchase  to 
January  1,  1999,  at  which  time  said  restrictions  shall  automatically 
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extend  for  successive     ods  of  ten  years,  unless  by  a  vote  of 
the  then  owners  of  the  majorit.     the  area  in  the  west  End  Red- 
evelopment Project  «rea,  exclusive  of  streets,  it  is  agreed  to  change 
the  said  restrictions  in  whole  or i n  part;  and  provided  that  such  a 
change  is  approved  by  the  City  Council. 

a.  Land  Use 

Land  in  the  Project  Area  shall  be  used  only  for  multi-family  res- 
idential use,  commercial  uses  complementary  to  multi-family  resi- 
dential use,  public  and  semi-public,,  institutional  use,  public 
streets  and  highways,  and  parking.   Notwithstanding  any  other 
provision  in  this  Plan,  land  in  the  Project  -"-rea  shall  not  be 
used  for  any  of  the  following: 

(1)  industrial  use 

(2)  amusement  uses,  including  bowling  alleys,  theaters  or  taverns 

(3)  clubs  or  hotel  use 

([(.)   advertising  signs,  except  those  used  to  advertise  apartments 
for  rent,  which  shall  not  be  located  above  the  first  floor 
level;   Those  used  in  connection  with  business  use  to  advert- 
ise services  or  goods  identified  with  the  premises  are  exc- 
epted but  billboards  of  all  types  are  specifically  prohibited. 

b.  Zoning 

The  type,  size  and  proposed  use  of  buildings  shall  conform  to  the 
City  of  Boston  Zoning  Regulations,  Chapter  1+88,  Acts  of  1921;, 
amended  by: 

Chapter  219  of  192£  Chapter  1JI4.3  of  1932 
Chapter  350  of  1926  Chapter  201;  of  1933 
Chapter  220  of  1927    Chapter  210  of  1931; 
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Chapter  70  o   1928  Chapter  2l+0  of  1936 

Chapter  137  of  1928  Chapter  373  of  191*1 

Chapter  88  of  1929  Chapter  198  of  191+6 

Chapter  3^4-7  of  1930  Chapter  16£  of  191+8 

Chapter  16  of  1931  Chapter  203  of  191+8 

Chapter  180  of  1931  Chapter  2ll+  of  191+8 

The  Zoning  Map  prepared  by  the  Boston  City  Planning  Board,  dated 
March  1% ,    1921+  as  amended  May  11,  1921+  and  as  amended  from  time 
to  time  by  the  Board  of  Zoning  Adjustment,  shall  further  be 
amended  as  indicated  on  the  plan  titled  "Proposed  Zoning",  which 
is  attached  herewith  and  made  a  part  of  this  Plan, 
c.  Buildings.   Design  and  Construction. 

Plans  for  all  buildings  shall  be  prepared  by  a  competent  archite- 
ctural firm  and  shall  bear  the  seal  of  the  responsible  architect. 
All  residential  buildings  shall  be  of  fireproof,  Type  I  construction 
as  defined  in  the  Boston  Building  Code,  Chapter  l+79s  Acts  of  1938, 
Section  126,  as  amended  to  the  date  of  approval  of  this  Plan  by 
the  Mayor  and  the  City  Council  of  the  City  of  Boston. 
All  non-residential  buildings  shall  be  of  fireproof  Type  I  con- 
struction or  of  semi-fireproof,  Type  II  construction  as  defined 
in  the  Boston  Building  Code,  Chapter  1+79,  Acts  of  1938,  Sections 
126  and  127  respectively,  as  amended  to  the  date  of  approval  of 
this  Plan  by  the  Mayor  and  the  City  Council  of  the  ^Ity  of  Boston- 
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d.   Residential  Parcel  „ 

Parcels  I,  II,  III,  and  IV  are  designated  residential  parcels. 
However,  at  the  redeveloper ' s  option,  Parcel  I  may  be  combined 
with  Parcel  S  1  and  be  used  for  commercial  purposes  and/or  in- 
stitutional uses.   An   residential  parcels  are  subject  to  the 
restrictions  (1)  -  (6)  inclusive,  which  are  listed  below: 
(1)   Building  setbacks  and  spacing  between  residential  buildings. 
The  intent  of  these  provisions  is  to  assure  adequate  and 
healthful  sunlight,  light  and  air,  as  well  as  proper  privacy, 
to  all  dwelling  units  within  the  project  area  in  relation  to 
each  other  and  to  other  structures  within  and  adjoining  the 
project  area. 

Building  containing  dwellings  shall  be  deemed  to  fulfill 
this  requirement  if  they  conform  to  the  following  general 
standards : 
Setback  from  other  buildings  on  same  parcel: 

51  -   3  J   (L-30) 

Setback  from  center  line  of  street  or  from  parcel  boundary: 

h  .  1 

52  =  Ip  5"   (L-30) 

No  sideyard  shall  be  required  but  if  used  the  minimum  shall 
be  determined  by  the  formula: 

,  1 

53  =   10  ft.-T  £      (L-30) 

Where   h  -  height  of  taller  building 

L   -  length  of  building 

S   -  setback  from  roof  or  cornice  line 
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1.  from  other  buildings 

2.  from  center  line  of  street  or 

from  boundary 

3.  sideyard 

In  any  case  all  residential  buildings  shall  be  set  back  a  mini- 
mum of  ten  feet  from  the  right-of-way  line. 

Variation  from  these  standards  will  be  permitted  if  the  redev- 
eloper  demonstrates  that  the  proposed  building  arrangement  will 
provide  a  minimum  of  one  hour  of  sunlight  at  an  angle  of  more 
than  30°   to  the  windows  of  each  habitable  room  on  each  of  at 
least  200  days  of  the  year,  and  will  not  prevent  a  similar 
standard  of  sunlight  for  structures  in  conforming  locations  on 
adjoining  parcels. 

(2)  Ground  coverage  -  residential  parcels 

The  maximum  ground  coverage  of  all  buildings,  including  garages, 
on  each  residential  parcel  of  land  shall  not  exceed  lQ/o   of  the 
parcel  area.   The  parcel  area  used  in  computing  ground  coverage 
shall  be  the  net  area  which  excludes  streets.   All  of  the  area 
within  the  lot  lines  shall  be  included,  i.e.,  parking  lots, 
drives,  paths,  play  areas,  landscaped  areas,  etc. 
The  area  covered  by  a  garage,  two  stories  or  less  in  height 
above  grade,  shall  not  be  included  in g  round  coverage  if  $0%   or 
more  of  the  roof  is  landscaped. 

(3)  Floor  area  ratio  -  residential  parcels. 

The  sum  of  the  floor  area  or  areas,  which  is  defined  as  the  area 
included  within  exterior  walls,  excluding  basements  and  under- 
ground garages,  shall  not  exceed  225^  of  the  area  of  the  parcel. 
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(1|)   Usable  open  i   ce 

(a)   General  hequirem..  nts  : 

In  Parcels  I,  II  and  III,  as  shown  on  the  Land  Use 
Plan,  it  shall  be  required  that  for  each  dwelling  unit 
200  sq.  ft.  of  usable  open  space  must  be  provided.   In 
Parcel  IV,  it  shall  be  required  that  for  each  dwelling 
unit  125  square  feet  of  usable  open  space  must  be  pro- 
vided.  In  addition,  in  Parcel  IV  the  developer  shall 
be  required  to  provide  a  green  strip  60  feet  deep  along 
Charles  Street  extending  from  the  intersection  of  Allen 
Street  and  Charles  Street  to  the  pedestrian  overpass 
at  the  traffic  circle  on  Charles  Street.   All  areas  not 
covered  by  walks,  planting  boxes,  shrubs  and  trees 
shall  be  covered  with  6  inches  of  loam,  limed,  ferti- 
lized and  sown  with  permanent  grass  seed. 
At  least  6  shade  trees  with  a  trunk  of  i)."  caliper 
shall  be  provided  for  the  green  strip. 
A  minimum  of  10$  of  the  area  of  the  green  strip  shall 
be  covered  by  planting  boxes  and/or  permanent  shrubs. 
At  least  two  means  of  access  to  the  green  strip  shall 
be  provided  for  all  residents  of  the  Project  Area. 
Usable  open  space  is  defined  as  that  part  of  the 
ground  area  which  is  devoted  to  outdoor  recreational 
space  or  to  landscaped  areas. 

It  excludes  private  roadways  open  to  vehicular  trans- 
portation, accessory  off-street  parking  space  and 
accessory  off-street  loading  berths. 
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Usable  open  spfi  .e   must  be  structurally  safe  and  adequately 
surfaced  and  protected.   It  must  be  accessible  and  avail- 
able at  least  to  all  occupants  of  dwelling  units  for  whose 
use  this  space  is  required. 
(b)  Substitution  of  roof  space  for  required  usable  open  space. 
Open  space  on  a  roof  may  be  substituted  for  part  of  the  re- 
quired usable  open  space,  and  if  so  substituted,  each  3  square 
feet  of  roof  space  shall  be  considered  the  equivalent  of  one 
square  foot  of  usable  open  space,  subject  to  the  conditions 
set  forth  below: 

Such  open  space  on  a  roof  shall  have  a  minimum  dimension  of 
at  least  1$   feet,  measured  from  the  inside  of  the  parapet 
or  railing,  or  to  the  exterior  face  of  any  wall  or  other 
obstruction  projecting  up  above  the  roof  level; 

Such  open  space  on  a  roof  shall  be  free  of  all  obstructions 
except  for  arbors,  trellises,  planting  boxes,  awnings  and 
canopies,  plumbing  vents  and  recreational  equipment; 

Such  open  space  on  a  roof  shall  be  suitably  surfaced  and 
shall  be  protected  by  a  high  parapet,  fence  or  other  suitable 
safeguard. 

(ij.)   Landscaping. 

(a)  AH  areas  not  covered  by  structures,  walks,  driveways, 
parking  lots  and  hard-surfaced  play  areas  shall  b  e  covered 
with  six  inches  of  loam,  limed,  fertilized  and  sown  with 
permament  grass  seed.   The  developer  shall  landscape  the 
green  areas  appropriately  with  trees  and  shrubs. 

(b)  Public  Walkways. 

Owners  of  property  abutting  on  a  public  walkway  on  the  Re- 
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development  Plan  shall  be  responsible  for  maintaining  that 
portion  of  said,  easements  which  is  in  lawn  and  shrubbery  and 
between  their  lot  lines  and  the  public  sidewalks.   Owners  of 
the  property  shall  also  be  responsible  for  installing  and 
maintaining  all  lawn  spaces  between  public  sidewalks  and  curbs, 
(c)   Landscaping  of  easements. 

The  developer  may,  without  application,  pave  over  easements 
for  public  utilities  and/or  install  driveways,  lawns,  parking 
spaces  and  play  yards.   In  the  event  the  developer  desires  to 
erect  any  structure  or  plant  any  trees  or  shrubs  over  ease- 
ments, he  shall  be  required  to  apply  for  permission  from  the 
departments  and  bureaus  having  jurisdiction. 
(6)   Parking  and  access  drives. 

(a)  Off-street  parking  and  garage  spaces  shall  be  provided  in 
the  ratio  of  three  spaces  for  each  five  dwelling  units.   All 
parking  areas  and  drives  shall  be  paved  with  a  water-repellent 
bituminous  or  concrete  surface  and  shall  be  properly  drained. 

(b)  Design  Standards  for  Parking  Areas 

Min.  dimensions  of  stall 


Length  Width 

Parallel  parking  20' 

60°  26'8" 

90°  17' 


8 

'6" 

8 

'6" 

8 

'6" 

8' 

'6" 
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(c)  Access    ives.   Access  to  parking  areas  and  garages 
by  driveways  at    ist  18'  but  not  more  than  2\\.x    wide 
at  sidewalk. 

(d)  All  off-street  parking  spaces  which  are  assigned  to  or 
rented  for  tenant  parking  shall  be  within  200  feet  of 
dwellings  so  assigned  or  rented.   At  least  one  space 
per  ten  dwelling  units  shall  be  in  open  lots  and  shall 
be  available  for  the  visitors  of  tenants. 

(e)  All  parking  stalls  shallbe  set  back  20  feet  from  street 
lines . 

Commercial  parcels. 

Parcels  SI  and  S2  as  shown  on  the  Land  use  Plan  are  desig- 
nated commercial  parcels.   The  following  restrictions  shall 
apply: 

(1)   No  uses  other  than  the  following  shall  be  permitted 
thereon: 

(a)  generally  recognized  retail  stores 

(b)  personal  service  shops  for  direct  service  to  the 
customers 

(c)  business  and  professional  offices 

(d)  dry  cleaning  pick-up  stores 

(e)  laundries  and  bakeries,  provided  the  service  of 
not. more  a  total  of  ten  full-time  people  are 
utilized  therein  in  all  operations 

(f)  interior  decorators 

(g)  photographic  studios 
(h)   restaurants 

(i)   institutional  uses 

(j)   uses  accessory  to  any  of  the  above  permitted  uses. 
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(2)  Signs. 

An  overall  design  of  the  signs  on  all  store  fronts 
shall  be  prepared  by  the  developer's  architect  and 
shall  be  submitted  with  the  development  plan  to  the 
Boston  Housing  authority  for  approval. 
Permanent  flat  signs  against  the  front  face  of  store 
buildings  may  be  erected  on  that  portion  of  the  build- 
ing which  is  more  than  eight  feet  above  the  grade  line, 
Ground  signs  relating  to  parking  lots  may  be  erected 
providing  they  are  not  over  12  square  feet  in  area 
and  not  over  8  feet  in  height. 

(3)  Building  lines. 

Buildings  shall  be  set  back  a  minimum  of  eight  feet 
from  all  street  lines. 

O4J  Parking. 

Parking  shall  b§  prevlded  eentrally  In  a  parking  let 

er  lets.  There  shall  b§  a  minimum  ef  ene  square  feet 

ef  parking  spaee  fer  eaeh  twe  square  feet  ef  the  fleer 

area  ef  the  building.  All  parking  arias  and  drives 

shall  bt  paved  with  a  water  repellent,  dust-free  bit- 

umineus  er  oenerste  surface. 

All  parking  lets  abutting  en  a  street  shall  prevlde  a 

fence,  wall  er  bumper  adequate  te  pretest  the  publle 

walk. 

All  parking  lots  shall  be  prepsrly  drained, 

{$)     Off-street  loading. 

Off-street  loading  spaoe  must  be  provided  at  the 
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minimum  stand-   is  listed  below: 

Required  No. 

(a)  Square  Feet  r      floor  area  of  structure    of  Berths 

25,000  up  to  &  including  1+0,000  1 

1+0,001   "   "       "    100,000  2 

100,001   "   "       "     160,000  3 

(b)  A  single  berth  shall  be  a  minimum  of  12  ft,  wide. 
When  there  are  several  contiguous  berths  the  minimum 
width  shall  be  ten  feet. 

(c)  The  minimum  clear  height  shall  b  e  1J4.  feet. 

(d)  The  minimum  length  shall  be  35  feet,  exclusive  of  access 
aisles  and  maneuvering  space. 

(e)  Definition  of  floor  area: 

"Floor  Area"  shall  mean  the  gross  floor  area  used  cr  in- 
tended to  be  used  for  service  to  the  publio  as  customers, 
patrons,  clients  or  patienti,  including  areas  occupied 
by  fixtures  and  equipment  used  for  display  or  sale  of 
merchandise. 

it  shall  not  mean  floors  or  parts  of  floors  used  princi- 
pally for  non-public  purposes,  such  as  the  storage,  inci- 
dental repair,  processing  or  packaging  of  merchandise  for 
show  windows  or  for  offices  incidental  to  the  management 
or  maintenance  of  stores  or  buildings.  Parts  of  floors 
used  principally  for  toilet  or  rest  rooms,  or  for  utili- 
ties, or  for  fitting  rooms,  dressing  rooms  or  alteration 
rooms  shall  also  be  excluded  from  the  definition  of 
floor  area. 


In  no  case  snail  the  required  off-street  loading  space  be 
part  of  the  area  used  bo  satisfy  the  off-street  parking 
requirement  of  this  regulation. 
Collective  action  relative  to  off-street  parking  and  loading: 

Nothing  in  this  requirement  shall  be  construed  to  prevent  the 
joint  use  of  off-street  parking  or  off-street  loading  space 
for  two  or  more  buildings,  or  uses  of  the  total  of  such 
spaces,  which,  when  used  together,  shall  not  be  less  than 
the  sum  of  the  requirements  for  the  various  individual 
uses  computed  separately. 

(6)  Landscaping. 

$fo   of   the   commercial  parcel   SI   shall  be   landscaped. 

(7)  Building  height: 

Building  height  on  the  commercial  parcel  SI  shall  be  limited 
to  two  stories  when  used  for  commercial  reuse. 
Buildings  on  parcel  S2  shall  be  limited  to  one  story. 

(8)  Parcel  S2 

Commercial  parcel  S2  shall  be  used  to  provide  convenience 
shopping.   The  shops  will  be  permitted  to  be  part  of  an 
apartment  house  structure. 

f .   Semi-public  and  institutional  parcels. 

Parcels  A,  B,  and  D  are  not  to  be  acquired. 

Parcel  F:   church  and  school  use  permitted;  if  not  used  for 
this  purpose,  it  shall  be  combined  with  Parcel  III. 

Parcel  PI  is  not  to  be  acquired. 

Parcel  SI:   Institutional  use  permitted. 

Parcel  H:   church  and  school  use  permitted.   If  not  used  for 
semi-public  purpose,  it  shall  be  combined  with  Parcel  G. 
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Parcel  J:       itutional  use  permitted;  if  not  used  for  this 
purpose  shall  be  combined  with  Parcel  II. 

On  all  semi-public  ana  institutional  parcels  the  building 
setback  lines,  spacing  of  buildings,  building  height,  off- 
street  parking  and  loading  shall  be  subject  to  the  approval 
of  the  Boston  Housing  Authority. 

g.   Public  parcels: 

Parcels  C,  El,  E2  and  parcel  G  are  designated  public  parcels; 

Parcel  C:   library  use  permitted;  if  not  used  for  this 
purpose,  it  may  become  part  of  parcel  SI  and  be  put  to  com- 
mercial use; 

Parcel  El  and  E2:  -  only  school  use  permitted; 

Parcel  E  is  not  to  be  acquired; 

On  all  public  parcels  the  building  setback  lines,  spacing  of 
buildings,  off-street  parking  and  loading  shall  be  subject 
to  the  approval  of  the  Boston  Housing  Authority. 

Parcel  G  -  only  school  use  permitted, 
h.   Review  of  plans. 

The  developer  shall  submit  plans  for  each  parcel  to  the 
Boston  Housing  Authority  for  approval.   These  plans  shall 
be  in  sufficient  detail  to  enable  the  Boston  Housing  Auth- 
ority to  make  determination  as  to  compliance  of  the  plans 
with  these  restrictions  and  with  the  Redevelopment  Plan. 
The  Boston  Housing  Authority  shall  examine  these  plans  and 
they  shall  be  deemed  approved  unless  formal  rejection, 
setting  forth  in  detail  the  reasons  therefor,  shall  be  made 
within  thirty  (30)  days  of  their  submission.   The  provisions 
of  the  preceding  sentence  shall  likewise  apply  to  any  amend- 
ed or  corrected  plans. 
Thereafter,  any  changes  required  by  lending  institutions  or 
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the  Federal  .fousing  Administration  may  be  made  providing 
they  are  not  contrary  to  or  in  conflict  with  these  restri- 
ctions . 

i»  Amendments  to  the  Redevelopment  Plan. 

Subject  to  applicable  federal,  State  and  local  laws,  this 
plan  may  be  amended  by  the  Boston  Housing  Authority,  subject 
to  the  approval  of  the  Housing  and  Home  Finance  Agency  and 
further  provided  that  if  modified  after  lease  or  sale  of  any 
land  in  the  Project  Area  the  amendment  mus t  be  consented  to 
by  the  lessee  or  purchaser  of  the  property  affected  by  the 
proposed  amendment. 

j.  Variances  of  restrictions. 

Subject  to  applicable  Federal,  State  and  local  laws,  the 
Boston  Housing  Authority  may,  in  specific  cases,  vary  the 
application  of  any  provision  of  these  restrictions,  to  a 
minor  extent,  when  in  its  opinion  the  enforcement  thereof 
would  do  manifest  injustice,  provided  that  the  deoision  of 
the  Authority  shall  not  be  in  oonflict  with  the  spirit  of 
any  provision  of  this  plan  and  provided  further  that  suoh 
varianoe  shall  be  first  approved  by  the  Housing  and  Homo 
Finance  Agency. 

k.  Severability. 

Invalidation  of  any  one  of  these  covenants  by  judgment  or 
court  order  shall  in  no  way  affect  any  of  the  othtr  pro- 
visions which  shall  remain  in  full  foroe  and  effect. 

1,  Conflicting  requirements. 

When  there  is  any  difference  between  these  restrictions  and 
the  standards  of  the  Zoning  Regulations,  Building  Code  or 
other  legal  requirement,  the  more  restrictive  requirement 
shall  govern. 
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m.   Obligation  of  the  redeveloper  to  start  and  complete  con- 
struction.  Each  purchaser  or  lessee  of  land  in  the  Project 
Area  shall  be  obligated  to  begin  and  complete  within  reason- 
able time  the  building  of  improvements  required  of  him. 
n.   Action  by  the  Authority  to  prevent  speculation  in  Project 
Land.   The  Authority  will  take  all  reasonable  steps  to 
prevent  speculation  in  the  holding  of  project  land, 
o.   Action  by  the  Authority  to  prevent  discrimination. 

The  Authority  shall  not  itself  effect  nor  execute  and  shall 
adopt  effective  measures  to  assure  that  there  is  not  effect- 
ed nor  executed  by  the  purchasers  or  lessees  from  it  (or  the 
successors  in  interest  of  such  purchasers  or  lessees),  any 
covenant,  agreement,  lease,  conveyance  or  other  instrument 
whereby  land  in  the  Project  Area  which  is  disposed  of  by 
the  Authority  is  restricted  either  by  the  Authority  or  by 
the  purchasers,  lessees  or  successors  in  interest,  upon  the 
basis  of  race,  creed  or  color  in  the  sale,  lease  or  occupancy 
thereof,  provided  that  the  provisions  of  this  plan  with  res- 
pect to  termination  of  the  Plan  shall  not  apply  to  this  sen- 
tence. 
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APPRAISAL  PROCEDURE 
The  customary  appraisal  procedures  in  evaluating  vacant  and  unimproved 
land  are: 

1.  By  comparison, 

2.  By  the  land  residual  method, 

3.  ^y  land  and  building  ratio. 

The  comparative  approach  was  considered  as  having  maximum  effective-  . 
ness  in  the  instant  case,  despite  the  fact  that  a  considerable  degree  of 
weighted  judgement  was  essential  to  translate  evidence  of  comparable  land 
sales  into  logical  conclusions  of  value  in  view  of  the  unique  character- 
istics of  the  Project  Area,  particularly  as  to  size,  location,  conditions 
of  sale  and  improved  characteristics  as  of  the  date  of  valuation. 

The  land  residual  technique  and  the  land-building  ratio  method,  were 
considered  as  having  little  effective  use  in  estimating  value  particularly 
in  view  of  the  wide  latitude  afforded  to  the  buyer-redeveloper  in  const- 
ructing improvements  of  varying  architectural  design,  type,  size  and 
character. 

With  respect  to  recent  sales  in  estimating  values  of  land  in  aid  near 
the  Central  Boston  area,  certain  t ransactions  have  been  recorded  herein 
which,  although  not  closely  comparable  to  the  subject  sites,  yet  possess 
such  significance  as  to  serve  as  useful  guides  in  evaluating  the  subject 
sites.   Sales  of  vacant  land  in  and  around  the  city  of  Boston,  in  recent 
years  have  been  extremely  limited,  due  principally  to  the  fact  that  little 
or  no  vacant  land  of  consequence  exists  in  and  near  the  Central  Boston 
area  for  similar  developments. 

Conditions  as  to  supply  and  demand  of  land,  and  of  mortgage  financing 
which  prevailed  at  the  time  when  these  sales  occurred  have  materially 
changed  in  the  span  of  the  few  intervening  years.   Some  of  these  conditions 
will  be  reviewed  subsequently. 
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In  evaluating  the  sites  within    i  Project  Area  in  accordance  with 
the  recommendations  as  noted  in  the  land  use  plan-*,  it  is  assumed  that 
the  land  in  the  Project  Area  has  been  taken  by  the  Authority,  cleared, 
rough  graded,  new  street  improvements  and  utilities  installed  in  accord- 
ance with  plan  and  subject  to  controls,  restrictions,  easements  and  con- 
ditions herein  set  forth. ->» 

It  is  also  assumed  in  evaluating  the  sites  that  the  development  plan 
will  be  carried  out  substantially  in  accordance  with  the  recommendations 
of  the  planners.   If  changes  in  uses,  not  presently  contemplated,  occur 
between  the  date  of  the  value  estimates  herein  reported  and  the  completion 
of  the  development,  no  responsibility  for  supporting  the  estimates  herein 
reached  will  be  assumed  by  your  appraiser  in  such  an  event. 


■«-Land  Use  plan  Page  [fi|. 

-:tt:-See  Pages  23  to  1+3  inclusive. 
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COMPARABLE  HOUSING 

The  success  of  an  urban  r.  -<  velopment  program,    inasmuch  as  it  is  depend- 
ent upon  private  initiative  and  capital  to  carry  it  forth  once  the  Project  has  been 
acquired,    the  land  cleared,    and  streets  and  utilities  installed,    depends  upon  its 
economic  justification  and  soundness. 

The  program  for  development  contemplates  the  ultimate  construction  of 
about  2400  housing  units,    the  development  of  a  commercial  or  retail  center,   and 
the  allocation  of  certain  areas  for  public  and  semi-public  purposes. 

Since  the  2400  housing  units  represent  the  most  important  segment  of  the 
development  of  the  Project,   it  appeared  essential,   initially,  to  investigate  and 
obtain  data  with  respect  to  the  rental  market  of  housing  units'  of  a  type  and 
character  considered  suitable    and  appropriate  for  the  Project.     Since  1946,   there 
have  been  but  a  limited  number  of  apartment  projects  constructed  in  the  Central 
Boston  and  nearby  suburban  areas,  namely,   Brookline,   Cambridge  and  the 
Brighton  district  of  Boston.     Throughout  this  period,   the  rate  of  occupancy  in 
rental  housing  has  been  at  an  extremely  high  level,     As  for  Central  Boston,    such 
new  housing  of  any  consequence  which  has  been  constructed  since  World  War  II, 
other  than  River  House,  has  been  created  by  remodeling  existing  dwellings  or  by 
converting  large  apartments  into  small  suites.    The  remodeling  of  large  suites 
to  small  kitchenette  units  was  influenced  to  a  large  degree  by  rent  control,    A 
large  majority  of  these  conversions  resumed  in  poor  makeshift  layouts  yet 
despite  the  inadequacies  as  to  arrangement  ef  rooms,  kitchens,  baths  and  eon- 
jvenienees,   these  improvised  units  found  a  ready  demand, 

It  was  considered  improper  to  apply  current  vacancy  ratios  throughout  the 
City  of  Boston,  where  so  much  old  substandard  housing  prevails,  as  a  criterion 
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of  the  likely  demand  in  the  new  apartment  buildings  to  be  constructed  in  the   West 

End  Project.     However,    one  measure  of  demand  appeared  from  an  analysis  made 

l 

October  1,    1956,    by  the  Rental  Housing  Association  of  the  Boston  Rea^  Estate 
Board.      This  survey  was  considered  significant  inasmuch  as  the  members  of  this 
Association  manage  or  own  a  far  larger  percentage  of  the  better  type  housing  in 
the  area  than  is  represented  by  an  overall  survey  of  the  city. 

The  following  summaries  are  submitted  with  the  consent  of  the  Association. 

Of  the  7894  units  reporting  the  vacancy  ratio  for  October  1,    1956  was  2.  2 
percent,   which  compares  with  2.  6  percent  as  of  January  1,    1956.     These  housing 
units  were  located  in  areas  of  Allston-Brighton,    Back   Bay-Fenway,    Beacon  Hill, 
Roxbury,    Brookline  and  Cambridge.     It  is  significant  to  note  that  in  the  breakdown 
of  this  survey,    the  vacancies  in  the  Beacon  Hill  area  of  Boston  for  all  types,    was 
1.  3  percent  and  the  vacancy  rate  for  rentals  $100.  00  and  over,    with  335  units  re- 
porting,   was  .  6  percent. 

The  data  with  respect  to  several  projects  was  obtained  and  analyzed. 

One  project  studied  and  considered  to  be  particularly  effective  in  this 
analysis  was  the  multiple  housing  development  constructed  at  100  Memorial  Drive, 
Cambridge,    by  the  New  England  Mutual  Life  Insurance  Company  and  completed 
about  1950.     This  thirteen  story  brick  apartment  project  on  103,  732  square  feet  of 
land  (about  430  foot  frontage  on  Memorial  Drive,    extending  about  240  feet  through 
to  Amherst  Street,    leased  to  New  England  Mutual  Life  Insurance  Company  by  M.  I.  T. 
for  a  term  of  sixty  years),    contains  260  rental  units  plus  one  superintendent's  suite  • 
and  a  large  penthouse  on  the  thirteenth  floor.     There  are: 

28  studio  apartments  -  two  and  a  half  rooms  and  bath 

95  one  bedroom  apartments  -  three  rooms  and  bath 

107  two  bedroom  apartments  -  four  rooms  and  bath 
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29  three  bedroom  apartn  i   -  five  rooms  with  two  baths 

Room  count  is  estimated  at  about  1000. 

It  is  estimated  that  the  main  structure  covered  about  19,  HO  square  feet, 
or  about  19  percent  of  the  lot.     In  the  rear,    on  Amherst  Street,    the  main  entrance 
of  the  building  is  located  and  there  is  a  parking  deck  under  which  is  a  garage  and 
under  the  ramp,    the  boiler  and  fuel  storage  supply  is  located.     The  parking  deck 
accommodates  65  cars  at  $10.  00  per  month,    and  the  garage  underneath,    58  cars  at 
$20.  00  per  month  or  a  total  of  123  spaces. 

When  the  building  was  constructed,    it  was  assumed  that  much  of  the  tenancy- 
would  be  derived  from  the  Massachusetts  Institute  of  Technology;  that  is,    professors, 
instructors  and  graduate  students.     However,    it  was  discovered  early  in  the  renting 
stage  that  the  rental  schedule  sufficient  to  carry  properly    thebuilding,    was  higher 
than  M.  I  .  T.    personnel  could  afford  to  pay  with  the  result  that  the  tenancy  is 
largely  executives,    professional  men  and  others  with  offices  in  Boston  or  in  nearby 
areas.     The  number  of  spaces  for  automobiles  also  was  found  to  be  inadequate.     To 
accommodate  this  shortage,    a  deal  was  arranged  whereby  National  Research,    oc- 
cupying the  adjoining  site,    permitted  a  one  story  garage  to  be  built  in  the  rear  of 
their  property  with  National  Research  retaining  the  deck  for  parking  for  its 
personnel  and  the  apartment  house  having  the  use  of  88  spaces  in  the  garage  beneath 
at  rentals  of  $20.  00  per  month  per  space. 

Since  the  first  two  years  of  operation,    when  under  astute  and  proficient 
management,    a  program  of  carefully  screening  and  selecting  tenants  was  carried 
out,    the  building  has  operated  at  near  100  percent  occupancy.      The  original  rental, 
schedule  has  been  recently  revised  upwards  by  an  average  of  about  7  percent. 
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The  studio  apartments  rated  as  two  and  a  half  rooms,    i.  e.  ,    one  large  room, 
small  kitchenette  and  bath,    rent   at  $81.  00  to  $97.  00,    or  $32.  40  to  $38.  80  per  room. 

The  one  bedroom,    living  room,    kitchenette,    and  bath  apartments  at  $134.  00 
to  $177.  00,    reflect  a  per  room  per  month  range  of  about  $44.  50  to  $59.  00. 

The  two  bedroom,    one  bath  apartments  at  $150.  00  to  $204.  00  indicate  a 
range  of  $37.  50  to  $51.  00  per  room  per  month. 

The  three  bedroom,    two  bath  apartments  at  a  rental  range  of  $193.  00  to 
$241.  00  are  at  a  rate  of  $38.  60  to  $48.  20  per  room  per  month. 

These  rents  include  heat  and  hot  water  only,    with  all  other  utilities  being 
paid  by  each  tenant.     Garage  rentals  are  in  addition  to  the  rentals  named. 

Nearly  all  of  the  apartments  have  the  advantage  of  some  Charles  River 
view  with  the  majority  having  the  benefit  of  the  prevailing  southwest  summer 
breezes.     However,    the  bedrooms  of  a  majority  of  the  two  and  three  bedroom  apart- 
ments overlook  the  heavy  industrial  area  of  Cambridge  to  the  northwest.     When  the 
wind  blows  from  this  direction,    the  building  is  bathed  in  obnoxious  odors.      The 
district  is  noisy  from  industry  and  heavy  trucking.      The  Kendall  Square  Station  of 
the  Harvard-Ashmont  Rapid  Transit  is  one  block  to  the  north.    There  are  no  stores 
of  any  consequence,    schools,    playground  facilities  or  other  points  of  interest  within 
walking  distance. 

In  summary,    the  housing  units  of  100  Memorial  Drive,    during  the  past 
three  years,    have  been  in  strong  demand  at  rentals  (excepting  for  the  studio  efficiency 
apartments  at  a  room  count  of  two  and  one-half)  of  $45.  00  per  month  per  room  up 
to  $59.  00  per  room  per  month,    excepting  for  units  inferior  in  quality  to  the  average. 
Either  public  or  private  transportation  is  essential  for  traveling  to  work,    stores 
and  other  points.     In  the  opinion  of  your  appraiser,    comparable  units  east  of  the 
Charles  River  in  Boston,    would  be  rentable  at  higher  levels. 
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Providing  conveniences  c  nartment  houses  to  be  constructed 

in  the  West  End  Area  are  not  less  t  th<  >rovided  at  100  Memorial  Drive,    with 

particular  reference  to  size  of  rooms,    kitchens,    baths,    automatic  elevators, 
garaging  or  packing  on  the  premises,    it  is  your  appraiser's  opinion  that  rentals  at 
rates  not  less  than  those  currently  being  received  at  100  Memorial  Drive  ,    would 
be  readily  obtainable  in  buildings  in  the  Project  Area  at  this  time  if  the  development 
as  planned  were  complete.     The  view  and  exposure  to  light  and  air  may  be  con- 
sidered comparable  and  the  industrial  area  northwest  of  Memorial  Drive,    with  its 
many  objectionable  aspects  from  noxious  odors  and  noise,    should  be  considered  no 
more  desirable  than  certain  inharmonious  neighborhood  factors  likely  to  be  re- 
tained in  the  areas  adjacent  to  the  West  End  Project  Area. 

A  second  project  which  merited  investigation  and  analysis  was  the  River 
Ho'ise,    145  Pinckney  Street,    Boston,    in  that  section  known  as  Lower  Beacon  Hill, 
with  frontage  on  the  Esplanade  overlooking  the  Charles  Rive::  Basin  and  the.  Hatch 
Memorial  Shell.     This  project  consists  of  a  six  story  and  basement  court  shaped 
building  covering  about  24,000  square  feet,    excluding  balconies,    on  a  plot  of  land 
containing  56,  060  square  feet.     The  building  contains  221  rental  units.     A  typical 
floor  has  13  efficiency  apartments  consisting  of  living  room,    alcove,    kitchenette 
and  ba»th  and  22  one  bedroom  apartments  of  living  room,    bedroom,    kitchenette  and 
bath. 

Rentals  for  the  efficiency  apartments  range  from  $95.  00  per  month  to 
$135.  00  per  month,    or  at  a  rate   per  room  of  $38.  00  to  $54.  00. 

The  two  room  kitchenette  and  bath  apartments  rent  at  $120.  00  per  month  to 

$175.  00  per  month,    or  at  a  range  per  room  per  month  of  $40.  00  to  $58.  33. 

The  majority  of  the  two  and  a  half  room  suites  rent  at  more  than  $50.  00  per 
room  per  month.      There  are  forty  eight  garages  included  with  the  project,    renting 
at  $3  5.  00  per  month.      The  building  operates  at  close  to  100  per     cent  occupancy. 
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In  summary,   River  Hous<.     the  newest  project  of  its  kind  nearest  to  the 
West  End  Area,    completed  about  1951,    has  f         exposure  for  the  apartments  over- 
looking the  Charles  River  Basin.     Many  of  the  suites  are  situated  on  Pinckney 
Street  and  Revere  Street,    two  narrow  streets,    and  the  rear  suites  face  the  rear 
of  the  buildings  fronting  on  Charles  Street.       The  apartments  with  more  open  ex- 
posure and  view  all  rent  at  substantially  more  than  $50.  00  per  room  per  month. 

Comparing  River  House  to  the  West  End  Project  Area  as  to  ^ocations    the 
approaches  to  River  House  are  more  desirable  than  those  anticipated  for  the 
Project  Area.     The  view  and  exposure  of  those  units  in  River  House  facing  the. 
Bawin  and  the  Esplanade,    may  be  considered  more  pleasing.     On  the  other  hand, 
the  River  House  structure  occupies  a  larger  percentage  of  the  ground  area  than  will 
be  provided  for  buildings  in  the  West  End  Project,    with  the  result  that  many  of  the 
apartments  in  River  House,    particularly  those  on  the  north  side,    as  well  as  some 
of  the  suites  on  the  Pinckney  Street  and  Revere  Street  side,   have  less  desirable 
view  and  exposure  than  those  planned  for  the  West  End.     It  is  your  Appraiser's 
opinion  that,    on  the  average,    rents  obtainable  for  similar  facilities  in  the  Weet  End 
Project  Area  will  be  not  less  than  those  presently  in  effect  at  River  House. 

Another  indication  of  rent    value  of  housing  units  overlooking  the  Charles 
River  Basin  with  building  fronting  on  Beacon  Street  was  the  apartment  house  at 
236  Beacon  Street,    corner  of  the  Dartmouth  Street  Extension.      This  property  was 
purchased  at  public  auction  in  November,    1950  with  your  appraiser  representing 
the  buyer.      The  improvements  then  consisted  of  two  old  attached  structures, 
originally  two  single  family  residences  which  had  undergone  structural  changes  for 
school  purposes.     The  interior  condition  was  in  an  advanced  stage  cf  physical  deterioration. 

The  buyer  and  developer,    for  all  practical  purposes,    left  only  the  exterior 
walls  and  the  framework  in  place  and  remodelled  the  premises  into  twenty-one 
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rental  units;  six  one  room  kitchi  a  and  bath  suites,    ten  three  room  cartes  with 

one  bedroom  and  bath,    and  five  3        Ltes  with  two  bed.coms  and  two  baths. 

The  one  room  suites  currently  rent  ac  $90.00  to  $110.  00  per  month,  or  in 
excess  of  $60.  00  per  room  per  month. 

The  one  bedroom  suites  renting  at  $135.  00  to  $225.00  per  month  indicate  a 
rental  per  room  per  month  of  $45.  00  to  $75.  00. 

The  four  room  units  are  leased  on  new  renewal  leases  at  $300.  00  to  $350.  00 
per  month,    or  at  $75.  00  to  $87.  50  per  .oora  per  month, 

The  majority  of  the  apartments  located  at  236-238  Beacon  Street  would,   in 
the  opinion  of  your  appraiser,    rent  at  higher  levels  than  those  contemplated  for 
the  West  End  Project  Area,   particularly  the  apartments  with  four  bedrooms  and 
two  baths.     These  suites  extend  from  front  to  rear  and  have  the  benefit  of  through 
circulation.     The  rooms  are  extremely  large,   in  fact,  much  larger  than  current 
demand  for  apartments  in  new  buildings  requires.     The  character  of  the  neighbor- 
hood, the  approaches,   and  the  exposure  and  view  are  all  more  favorable  at  the 
Beacon  Street  location. 

An  apartment  project  completed  in  1950  under  Title  608  was  the  Sovereign 
Apartments  at  1414  Beacon  Street,  Brookline.  This  apartment  house  contains  135 
units  plus  janitor's  suite  with  garage  area  for  an  equivalent  number  of  carB  in  the 
basement.  There  are  three  types  of  apartments  in  this  eight  story  building  which 
covers  substantially  all  of  the  land  area  of  22s  488  square  feet. 

Of  the  135  rental  units  - 

32  are  two  room  efficiency  units, 

23  three  room  efficiency  units,    and 

80  three  and  a  half  room  units. 
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The  efficiency  units  consist  of  a  g  room  and  dining  area  accounting  for  one 

and  a  half  rooms,    and  a  kitchenc  one  half  room.     Since  the  project  was  con- 

structured  under  Title  608,    this  building  war   therefore  subject  to  control  as  to  rent 
levels  by  F.H.  A. 

The  efficiency  units  originally  rented  at  $80.  00; 

The  three  room  efficiencies  at  $105.00;  and 

The  three  and  a  half  rooms  at  $120.  00. 

The  rents  for  the  efficiencies  has  been  increased  to  $90.  00  to  $105.  00  per  month; 

The  three  room  efficiencies  to  a  range  of  $110.  00  to  $125.  00  per  month;  and 

The  thxee  and  a  half  room  suites  range  from  $125.  00  to  $145.  00  per  month. 

The  rear  of  the  building,    particularly  on  the  lower  floors,,    has  a  closed  in 
view  and  suites  of  this  category  are  in  the  lower  limit  of  the  range.     Rent  levels  per 
room  per  month  are  indicated  in  a  bracket  of  $40.  00  to  $50.  00 

As  to  comparison  of  the  apartments  at  the  Sovereign  Apartments  and  those 
planned  for  the  West  End  Project,    the  neighborhood  generally,    in  Brookline,   may 
be  considered  better  than  the  West  End.     Assuming  the  physical  facilities  of  the 
apartments  in  the  V  est  End  are  better  than  those  in  the  Soverign  Apartments, 
the  West  End  Project  units  should  rent  at  a  higher  rate,    on  the  average.     The  front 
apartments  at  the  Sovereign  have  a  pleasing  view  and  exposure,    whereas  the  -'ear 
apartments,    excepting  for  the  extreme  upper  floors,   look  out  upon  a  blank  wall 
and  the  rear  of  other  apartments.     The  West  End  Project  housing  units  as  proposed 
will  have  advantages  over  the  Sovereign,    particularly  with  respect  to  water  view  and 
exposure  to  light  and  air,    as  well  as  proximity  to  the  downtown  Boston  business  area. 
The  Sovereign  covers  a  large  percentage  of  the  ground  area  and  the  garage  facilities 
are  cramped  with  inadequate  space  for  proper  maneuverability. 
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In  addition  to  the  example  ^ted,    other  projects  were  considered.     How 

ever,    those  mentioned  appeared  to  bear  the  closest  degree  of  comparability  to  the 
housing  units  which  a  prudent  and  well  informed  developer  would  construct  at  the 
West  End  Project. 

In  summary,   it  is  your  appraiser's  opinion  that,   providing  the  apartment 
units  of  the  West  End  Project  Area  are  of  a  type  and  character  conforming  to  those 
enjoying  prime  demand  currently,    and  providing  such  demand  holds  during  the 
period  when  the  West  End  units  may  be  offered  for  rent,   and  further  provided  that 
the  entire  Project  Area  is  cleared  of  all  inhabitants  and  blighted  improvements  at 
the  time  of  completion  of  the  apartments  to  be  offered  for  rental,    such  new  units 
should  command  rentals  of  not  less  than  $45.  00  to  $50.  00  per  n'oom  per  month, 
with  heat  and  hot  water  provided  and  other  utilities,    including  garage,   at  ad- 
ditional cost. 
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COMPARABLE  SALES  AND  VALUES 

Such  sales  which  have  ti  and  near  the  Central  Boston  area 

at  or  about  the  date  of  valuation,  or  within  recent  years,  which  possessed 
significant  points  of  comparability  to  parcels  within  the  West  End  Project 
Area  if  such  were  currently  available  for  redevelopment,  were  investigated 
as  to  details  and  circumstances  and  are  herein  reported.   Certain  other 
parcels  of  which  your  appraiser  has  intimate  knowledge  from  appraisal  or 
sales  experiences  have  also  been  noted. 

Reference  has  been  made  to  the  rental  comparability  of  the  apartment 
project  at  100  Memorial  Drive  to  the  West  End  Project  Area.   Inasmuch  as 
the  New  England  Mutual  Life  Insurance  Company  acquired  the  use  of  the 
103.,  73'2  square  feet  with  about  430  foot  frontage  on  Memorial  Drive  from 
Massachusetts  Institute  of  Technology  under  a  lease  arrangement  for  a 
term  of  sixty  years  without  renewal  option,  at  a  rental  which  was  con- 
sidered to  have  little  relationship  to  actual  land  value,  the  terms  of 
the  lease  had  minimum  significance  in  application  to  the  subject  case. 
In  the  opinion  of  your  appraiser,  the  land  on  which  the  100  Memorial 
Drive  improvement  stands  would  sell  on  the  current  market  for  at  least 
#5.00  to  $6.00  per  square  foot. 

Within  a  few  hundred  feet  north  of  100  Memorial  Drive,  at  the  corner 
of  Wadsworth  Street  was  a  property  which  was  formerly  owned  by  Lever 
Brothers  Company  improved  with  a  modern  building  which  was  used  by  this 
Company  as  administration  headquarters  and  executive  offices.   when. 
Lever  Brothers  elected   to  move  its  offices  to  New  ~*ork  City  in  the  Pall 
of  19l(-95  your  appraiser  was  requested  by  the  Company  to  appraise  the  land 
included  in  this  property.   This  land  in  three  parcels,  with  a  frontage 
of  approximately  197  feet  on  Memorial  Drive  extended  through  to  Main  Street 
in  Kendall  Square  and  contained  an  area  of  12li,06li.2  square  feet. 
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The  land  in  the  rear  of        Lnistration  building  with  frontage  on 
Main  Street  in  Kendall  Squar   was  used  for  parking  purposes  in  conjunction 
with  the  executive  office  building.   A  comprehensive  analysis  of  sales 
and  offering  prices  of  other  land  on  Memorial  and  in  the  immediate  area 
resulted  i n  an  estimate  of  value  by  your  appraiser  as  of  November,  19^9, 
at  $600,000.00  or  approximately  $5.00  per  square  foot. 

The  land  on  which  River  House  on  the  Esplanade  at  the  corner  of 
Pinckney  and  Revere  Streets,  Boston  is  situated  was  formerly  owned  by  the 
Museum  of  Natural  History.   It  was  sold  in  August,  195ls  at  a  reported 
price  of  $162,000.00  or  approximately  $3.00  per  square  foot  for  the  56,060 
square  feet.   The  maximum  building  height  permitted  was  that  of  the  present 
improvements,  or  six  stories  and  lower  level.   Efforts  were  made  to  obtain 
permission  from  the  Board  of  Appeals  to  extend  the  height  at  the  time  the 
Improvements  were  designed. 

Strenuous  objections  arose  from  the  residents  of  Beacon  Hill  -that  their 
view  of  the  Charles  River  Basin  would  be  impaired.   The  appeal  was  denied. 
The  character  of  the  sub-soil  was  such  that  extensive  piling  was  necessary 
to  provide  adequate  foundations. 

It  is  your  appraiser's  opinion  that  if  this  parcel  were  available  cur- 
rently and  increased  height  limits  were  permitted,  a  price  of  somewhat 
more  than  $3.00  per  square  foot  would  be  obtainable. 

The  sale  of  the  property  at  236-238  Beacon  Street  was  also  con- 
sidered as  having  certain  significance  in  estimating  land  values  of  prop- 
erties overlooking  the  Charles  River  in  Boston.   This  corner  property, 
with  frontage  on  three  sides,  (i.e.  Beacon  Street,  Dartmouth  Street  Extens- 
ion and  Back  Street  overlooking  the  Basin)  had  a  land  area  of  9,300  square 
feet.   The  improvements  In  1950  consisted  of  two  old  and  obsolete  struct- 
ures which  were  originally  single  family  residences  but  had  been  remodelled 
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in  years  past  and  used  by  i  vate  school.   The  improvements  were  in  an 

advanced  stage  of  deterioration.   A1    public  auction  sale  held  in 
November,  1950,  your  appraiser  bid  the  property  in  for  a  client  at  a  price 
of  $1|8, 500.00.   Within  a  matter  of  days  after  the  auction,  firm  offers  for 
resale  up  to  $60,000.00  were  received. 

The  buyer  performed  an  extensive  job  of  reconstruction  and  remodelling, 
utilizing  only  the  outer  walls  and  floor  framing  of  the  existing  structures. 
In  fact,  a  new  Beacon  Street  facade  was  constructed  to  afford  a  more  modern 
appearance . 

If  one  were  to  ascribe  about  20  percent  of  the  price  paid  of  $1^.8,500.00 
to  such  value  as  may  be  reflected  in  foundations  and  exterior  walls,  a  net 
price  of  about  $1+0,000.00  may  be  considered  as  an  appropriate  allocation 
of  the  purchase  price  for  land  only,   With  due  consideration  to  the  market 
existing  in  191+9,  it  is  your  appraiser's  opinion  that  this  land  then  had 
a  value  of  at  least  $5*00  per  square  foot.   Currently,  land  at  this  locat- 
ion is  worth  considerably  more. 

Another  sale  of  property  on  the  water  side  of  Beacon  Street  i  n  which 
the  office  of  your  appraiser  participated  was  the  sale  in  February,  1952, 
at  332  Beacon  Street,  off  Fairfield  Street,  to  Paul  T,  Babson.   This  prop- 
erty consisted  of  land  with  an  area  of  l+,950  square  feet  with  improve- 
ments of  a  large,  old  single  family  residence.   The  improvements  were  in 
good  condition.   Mr.  Babson  acquired  this   property  to  tie  in  with  three 
adjoining  properties  which  he  then  owned  at  326-330  Beacon  Street.   In 
the  Fall  of  1956,  all  of  these  Improvements  were  razed  to  make  way  for 
the  construction  of  a  large  apartment  project.   Considering  the  price 
paid  of  $1+6,000.00  as  being  applicable  to  the  land,  a  rate  of  about  $9.30 
per  square  foot  would  be  reflected. 
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Although  the  propose      !  np;  Flan  on  Page  22  recommends  a  change  of 
zoning  of  a  major  portion         i   act  Area  from  general  and  local  bus- 
iness to  residential  R-l55»  consideration  was  given  to  commercial  advant- 
ages of  the  Area  in  view  of  the  commercial  and  industrial  characteristics 
existing  in  the  contiguous  areas  which  will,  in  all  likelihood,  continue 
during  the'  future.   These  latter  factors  dictated  the  desirability  of  con- 
sidering sales  of  land  in  Central  Boston  acquired  for  business  or  part- 
residential,  part-business  purposes. 

In  January,  1957$  the  Prudential  Life  Insurance  Company  purchased 
three  parcels  of  land  from  the  Boston  and  Albany,  and  ^ew  York  Central 
Railroad,  subject  to  a  railroad  right-of-way  easement  passing  through  it, 
with  a  further  possible  easement,  not  unlikely,  for  expressway  purposes. 
The  three  parcels  comprised  a  total  area  of  about  1,082,762  square  feet, 
or  approximately  2if,8  acres.   The  purchase  price  was  $l± ,  725,000 .00,  or  at 
a  rate  of  $^.3&  P©r  square  foot. 

The  construction  of  improvements  on  this  land,  which  was  filled  many 
years  ago,  will  undoubtedly  r equire  considerable  and  extensive  piling  at 
substantial  cost.   When  the  twenty-six  story  John  Hancock  Building  was 
constructed  a  few  years  ago,  it  was  necessary  in  extreme  cases,  to  sink 
piles  to  a  depth  of  180  feet.   Prudential  contemplates  constructing  a 
fifty  story  office  building  and  at  least  six  buildings  containing  a 
total  of  1750  apartments,  together  with  other  buildings,  according  to 
the  most  recent  statements  by  the  Project  Manager.   Estimated  total  value 
of  the  Project  after  completion  of  the  proposed  buildings,  has  been 
reported  at  $100,000,000.00. 

Another  sale  which  has  occurred  in  Central  Boston  recently,  with 
the  papers  not  yet  recorded,  was  the  sale  of  the  block  bounded  by  Hartford; 
Purchase,  High  and  Pearl  Streets,  formerly  owned  by  the  Boston  Post  Pub- 
lishing Company,  containing  an  area,  including  ^artford  Place,  a  street 
to  be  closed,  of  about  lj.8,356  square  feet.   The  Travelers  Insurance 
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Company  was  the  successful  an  auction  held  in  June,  1957,  at  a 

bid  price  of  $475, 000. 00.  reflected  a  rate  per  square  foot 

of  $9.82. 

The  Rental  Manager  for  the  Travelers  Insurance  Company,  owners  of  the 
new  building  to  be  erected  on  the  site,  reports  that  whereas  the  company 
had  originally  contemplated  constructing  a  building  solely  for  its  own  use, 
demand  for  office  space  was  such  that  the  company  is  presently  considering 
the  building  of  a  larger  structure  to  accommodate  other  occupants.   This 
location  borders  the  John  P.  Fitzgerald  Expressway  near  the  insurance  and 
financial  districts  of  the  city,  and  was  the  largest  parcel  of  vacant  land 
in  the  central  business  area  at  the  time  of  sale. 

Most  of  the  sales  which  had  recently  occurred  in  the  areas  surrounding 
the  Project,  were  disregarded,  not  only  by  reason  of  the  fact  that  3uch 
sales  generally  involved  improved  properties  on  small  lots,  but  these  sales 
were  considered  as  not  reflecting  an  effective  measure  of  value  due  to 
remoteness  of  comparability.   One  sale  for  commercial  parking  purposes 
in  this  area,  however,  was  considered.   This  property,  located  at 
18-28  Nashua  Street,  extending  through  to  18-32  Billerica  Street,  was 
opposite  the  Hotel  Manger  in  the  North  Station.   The  Gulf  Oil  Corporation 
sold  this  property  to  Ray  C,  Johnson  with  Deed  to  65  Bedford  Street,  Inc. 
The  land  area  was  15,290  square  feet  and  the  price  was  $1.30,000,00,  or  at 
a  rate  of  about;  $8.£0  per  square  foot.  The  demand  for  parking  in  the 
area  of  this  property  is  great  due  to  the  proximity  to  the  North  Station, 
the  Hotel  Manger,  the  Boston  Garden  and  Morton's  retail  operation.,  as  well 
as  numerous  wholesale  and  retail  shops  dealing  i  n  hard  lines  such  as  lamps, 
furniture,  hardware,  etc.,  located  on  the  streets  leading  off  Causeway 
Street,  i.e.,  Merrimack,  Portland,  Friend  and  Canal  Streets  to  the  east. 
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Other  sales  of  commer^  nil  land,  occurring  In  recent  years  in  districts 
contiguous  to  the  Project  Area  to  the  east,  are  recorded  for  subsequent  dis- 
cussion. 

At  the  corner  of  Green  and  Chardon  Streets  and  on  Chardon  Street, 
about  four  blocks  east  of  Staniford  Street  and  the  Project  Area,  are  seve- 
ral parking  lots. 

One  parcel  situated  at  9-17  Green  Street,,  1-9  Pitts  Street  and  1-7 
Green  Street  and  6-11+  Chardon  Street,  comprised  a  total  area  of  about 
17,589  square  feet.   When  these  parcels  were  sold  on  September  19,  1951* 
part  of  the  property  was  improved  with  a  four  story  and  brick  mercantile 
building  which  was  later  demolished  and  the  entire  parcel  assembled  for 
use  as  a  parking  lot.   According  to  the  records,  Prank  Palumbo  sold  the 
property  to  Paul  E.  Handy  at  a  price  of  $65,000.00.   The  total  assess- 
ment was  $1|.6,000.00 .   This  sale  price  would  be  equivalent  to  about  $3»70 
per  square  foot  for  the  17,589  square  feet  of  land. 

At  32-38  Chardon  Street,  a  lot  containing  If,  93^  square  feet,  directly 
opposite  the  lot  purchased  in  September  of  1951  by  Paul  E,  Handy,  was  sold 
on  June  1,  191+9  by  Alfred  WIniok  to  Hassiba  Handy  at  a  price  of  #16,500.00. 
The  land  was  assessed  as  vacant  land  at  $10,000.00  and  the  price  paid 
reflected  a  rate  of  about  $3°3l+  per  square  foot. 

A  parcel  of  land  situated  at  21-23  Chardon  Street,  being  also 
1  Chardon  Court  and  38-1+2  Hawkins  Street,  was  sold  by  Caleb  Loring, 
Trustee,  on  August  9,  1950  to  Jennie  Solomon.   The  sale  price  was 
$10,000.00,  the  assessment,  $13,200.   The  sale  price  reflected  a  rate 
of  about  $3«03  per  square  foot. 
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TAXATION 

Although  one  of  the  primary  eL    Lts  in  determining  the  justification 
of  a  rental  housing  project  is  the  demand  for  rental  units  of  the  type 
and  character  to  be  constructed,  other  elements  of  significant  importance 
are  real  estate  taxation  and  the  ability  to  obtain  mortgage  loan  financing. 

One  of  the  conditions  of  the  Project  Redevelopment  is  that  "land  which 
has  been  conveyed  or  leased  shall  be  subject  to  taxation  to  the  same  extent 
as  all  other  privately  owned  land."-::- 

A  factor  which  is  cited  by  many  as  operating  to  prevent  the  construct- 
ion of  new  buildings  and  developments  in  Boston  for  many  years  is  the  lack 
of  a  well  defined  policy  with  respect  to  the  assessment  and  taxation  of 
real  estate.   Studies  of  assessments  made  in  recent  years  by  your  apprai- 
ser as  Chairman  of  the  Municipal  Affairs  Committee  of  the  Boston  Real 
Estate  Board  revealed  certain  inconsistencies  as  to  the  ratio  of  assess- 
ments to  value  with  respect  to  various  types  of  real  estate  (i.e.;  single 
family  homes,,  apartment  houses*,  retail  store  blocks  s  office  buildings 
and  industrial  properties). 

The  laws  of  the  Commonwealth  of  Massachusetts  preclude  a  Board  of 
Assessors  from  making  any  valid  agreement  as  to  the  assessed  value  of 
real  estate  for  more  than  one  year.   Therefore^  the  developer  of  a  project 
should  take  into  consideration  this  factor  when  purchasing  land  for  re- 
development and  satisfy  himself  that  the  amount  to  be  paid  i n  a ssessed 
taxes  bears  a  proper  relationship  to  anticipated  gross  income. 

Prom  investigations  made.,  it  appears  that  taxes  assessed  upon  a 
large  percentage  of  the  older  apartment  houses  in  the  City  of  Boston 
since  the  elimination  of  rent  control,,  do  not  exceed  20  percent  of  gross 
income.   Investigation  also  reveals  that  the  policies  of  Boards  of 

-^Section  26R  of  Chapter  121  of  the  General  Laws 
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Assessors  of  Cambridge  and    okline  endeavor  to  conform  to  this  prin- 
cipal in  the  majority  of  apartment  projects. 

Provided  real  estate  taxes  do  not  exceed  20  percent  of  gross  i  ncome 
of  the  heated  housing  units  to  be  constructed  in  the  Project  Area,  no 
hardship  to  the  developer  from  the  standpoint  of  real  estate  taxation 
should  eventuate. 

The  recent  sale  of  the  Boston  &  Albany  property  on  Boylston  Street 
and  Huntington  Avenue,  Boston  of  1,082,761  square  feet  of  land  at  a  price 
of  $I|.,725,000.  to  Prudential  Life  Insurance  Company  in  which  the  Company 
proposes  to  construct   a  development  at  an  estimated  cost  of  $100,000,000. 
with  no  agreement  as  to  future  taxes,  may  be  considered  as  evidence  of 
confidence  by  this  Company  that  future  tax  assessments  will  be  fair  and 
reasonable* 

The  determination  by  Prudential  to  go  forward  with  their  huge  project 
under  such  circumstances,  may  offer  justification  to  the  developer  of  the 
West  End  to  assume  that  taxes  in  this  Project  will  be  equitable.. 
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Another  factor  mention     deb.       iave  profound  effect  upon  the 
carrying  out  of  the  West  End  Proj      J   the  developer  is  mortgage  loan 
financing.   All  projects  of  a  similar  character,  under  private  sponsor- 
ship, are  dependent  upon  mortgage  loan  financing  for  a  considerable  pro- 
portion of  the  amount  of  the  development  cost  incurred,, 

In  recent  years,  considerable  change  has  occurred  in  the  money 
market  and  in  the  availability  of  funds  for  projects  of  this  character. 
Interest  rates  have  risen  sharply  and,  as  of  the  current  date,  if  the  sub- 
stantial lender  has  the  funds  and  is  interested  in  making  housing  loans, 
conventional  mortgage  interest  rates  are  at  five  to  six  percent,  Federal 
Housing  Administration  insured  mortgages  are  currently  at  five  percent 
with  lenders  anticipating  a  higher  yeild  by  expecting  to  purchase  mort- 
gages at  less  than  par„ 

The  ability  of  the  developer  to  proceed  with  the  project  assuming  a 
continuation  of  housing  demand  and  an  enlightened  viewpoint  on  the  part 
of  the  local  Board  of  Assessors  will  be  dependent  upon  the  availability 
of  mortgage  funds.   At  this  time,  conventional  financing  in  an  amount 
and  on  terms  satisfactory  to  the  developer  appear  somewhat  unlikely  or 
difficult  to  obtain.   Therefore,  approval  by  the  Federal  Housing  Admini- 
stration appears  essential  In  the  first  instance,  followed  by  the  next 
problem  of  obtaining  lender  approval  to  the  advancing  of  the  funds 
required. 

The  current  state  of  the  money  market  should  not  be  considered  a 
deterrent  to  Federal  Housing  Administration  approval  per  se  as  the 
responsibility  of  obtaining  a  lender  commitment  rests  principally  with 
the  mortgagor  or  applicant. 
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Rather,  the  advantages    the  site,  the  indicated  housing  demand  and 
the  appropriateness  of  the  structures  to  be  built  are  the  consequential 
factors  to  be  considered. 
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COMPARABLE  SALES 
RECONCILIATION  OF  COMPARABLE  SALE  FACTORS 

Although  the  comparative  approach  is  considered  the  most  effective 
technique  to  apply  in  estimating  conclusions  as  to  re-use  values  of  land 
in  the  Project  Area  as  divided  into  separate  parcels,  according  to  Land 
Use  Plan,  yet  to  be  developed  as  one  project,  the  wide  differences  in  many 
aspects  of  comparability  of  the  so-called  comparable  parcels  sold  in  recent 
years  to  the  land  contained  in  the  Project  necessitated  the  employment  of 
weighted  judgement  to  a  considerable  degree. 

In  evaluating  the  Project  Area,  since  the  existing  blighted  improve- 
ments would  have  been  removed,  street  pattern  revised  in  accordance  with 
Land  Use  Plan,  utilities  installed  in  the  streets  and  the  land  for  rede- 
velopment rough-graded  in  preparation  for  the  new  improvements s    it  was 
assumed  that  the  major  portion  of  the  blight  in  the  West  End  was  removed 
and  that  new  environmental  factors  were  to  be  considered,. 

It  was  further  assumed  that  certain  institutional  improvement  changes 
would  have  occurred  in  the  Project  Area. 

Furthermore,  the  value  of  each  of  the  parcels  treated  separately  was 
considered  as  being  influenced  by  the  uses  to  which  contiguous  parcels 
within  the  Project  Area  would  have  been  put  in  accordance  with  Land  "use 
Plan,  subject  to  the  restrictive  conditions  named. 

The  sale  of  the  land  on  which  River  House  stands  was  described  and 
was  given  consideration,  primarily  because  it  was  one  of  the  larger 
parcels  nearest  to  the  Project  Area  which  had  been  sold  in  an  undeveloped 
state.   The  general  outlook,  exposure  and  the  neighborhood,  principally 
residential  and  acceptable  to  a  better  class  of  tenancy,  were  basic 
points  of  comparability  similar,  in  many  respects,  to  those  character- 
istics which  would  be  anticipated  in  the  Project  Area  when  cleared. 
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Among  the  aspects  of   mote  comparability  were  the  differences  in 
land  areas  and  the  amount  of  area  covered  or  to  be  covered  with  buildings. 

River  House  land  had  an  area  oi  about  56,000  square  feet  and  the  build- 
ing covered  about  I4.3  percent  of  the  total  ground  area  excluding  balconies. 
In  the  Project,  the  parcels  for  residential  development  range  in  area  from 
323,000  to  386,000  square  feet  and  the  maximum  building  coverage,  including 
garages  within  the  lot  lines,  is  limited  to  18  percent  and  total  floor 
area  of  buildings  is  limited  to  225  percent  of  the  individual  lot  area. 

The  River  House  parcel  which  sold  at  a  rate  of  about  $3<>00  per  square 
foot  in  1951  and,  in  the  opinion  of  your  appraiser,  is  worth  somewhat  more 
currently,  was  land  in  an  area  where  high  density  of  improvements  was 
permitted.   Obviously,  in  cases  where  land  coverage  for  housing  improvements 
is  restricted  to  a  low  percentage  of  the  total  area,  the  price  paid  for 
land  must  be  commensurate  with  the  capacity  permitted  to  the  site. 

Reference  has  been  made  to  sales  and  values  of  other  land  in  the 
Back  Bay  area  located  on  the  water  side  of  Beacon  Street. 

Residential  land  in  this  district  is  zoned  either  R80  or  R155  signi- 
fying residential  use  with  building  height  limit  80  and  155  feet  respecti- 
vely.  In  the  R80  zone,  80  percent  of  the  lot  may  be  covered  by  buildings 
and  applies  to  much  of  the  area  on  Beacon  Street  and  Commonwealth  Avenue. 
Where  there  is  a  setback  from  the   street  line  for  buildings  substantially, 
the  entire  buildable  area  beyond  the  setback  line  may  be  covered  by 
building. 

In  the  Rl55  zone,  which  now  applies  to  the  West  Side  of  Beacon  Street- 
Dartmouth  Street  to  Massachusetts  Avenue,  the  entire  land  area  may  be 
covered  by  buildings  unless  setback  restrictions  apply.   In  other  words, 
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land  area  multiplied  by  15!     u  is  the  maximum  permissable  building  volume. 
According  to  the  Building  Code,  a  hel  ;ht  greater  than  155  feet  may  be  per- 
mitted, providing  the  volume  as  above,  is  not  exceeded.   Setback  of  stories 
above  a  height  of  125  feet  is  according  to  Building  Code. 

It  may  be  concluded  that  in  such  areas,  prices  paid  for  land  for 
residential  improvements  where  land  areas  of  80  to  100  percent  of  the  lot 
may  be  covered  by  buildings,  could  be  justifiably  far  greater  than  the  prices 
which  could  be  expected  for  land  where  building  coverage  is  limited  to 
not  more  than  18  percent,  assuming  other  conditions  to  be  no  less  desirable. 

With  the  r emoval  of  the  blighted  conditions  now  present  in  this  West 
End  Area  and  redevelopment  according  to  plan  achieved,  it  i s  the  opinion 
of  your  appraiser  that  the  location  of  the  West  End,  in  many respec ts , 
approaches  the  well  recognized  acceptability  and  desirability  of  resi- 
dential locations  bordering  the  Charles  River  between  the  Longfellow 
Bridge  and  the  Boston  University  Bridge.   The  character  of  the  improve- 
ments to  be  constructed  in  the  Project  Area  and  the  type  of  tenancies  which 
the  Area  will  attract  will  be  important  factors  governing  the  achievement 
of  the  degree  of  acceptability  enjoyed  at  this  time  by  these  preferred  resi- 
dential locations  having  a  river  view. 
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ANALYSIS  OF1  COMMERCIAL  AREA 

The  Land  USe  Plan  designates  a  frontage  of  about  lj-33  feet  on  Cam- 
bridge Street  between  ^ew  Street  and  Blossom  Street  with  a  depth  of 
I8I4.  feet  on  Blossom  Street.   The  area  was  91,617  square  feet  and  shown  as 
"SI"  on  Land  Use  Plan,  signifying  commercial  use.   Certain  restrictions 
have  been  set  forth  as  to  occupancies.   None  of  these  restrictions  appear 
to  be  burdensome  and  were  considered  as  having  little  or  no  depreciating 
effect  upon  the  value  of  the  land. 

Adjacent  to  the  aforementioned  parcel  was  an  area  of  83,000  square 
feet  with  a  2I4.Q   foot  frontage  on  New  Street  which!  s  designated  on  the  Land 
Use  Plan  as  "l"  and  available  for  either  commercial  re-use  or  for  resi- 
dential purposes.   It  is  recommended  that  this  parcel  be  commercial  in  con- 
junction with  "S".   The  combination  of  the  two  parcels  resulted  i n  an  area 
of  17l|,6l7  square  feet  and  was  considered  appropriate  for  a  small  shopping 
centre  with  parking. 

Shopping  Centres  today  in  outlying  districts  usually  incorporate  an 
area  for  parking  in  a  ratio  of  at  least  l\.   to  1,  parking  area  to  selling 
space.   Congested  built  up  residential  districts  within  easy  walking  dis- 
tance dictate  the  desirability  of  utilizing  more  than  such  a  ratio  for 
building  purposes  and  less  for  parking.   A  suggested  apportionment  is 
If5j000  square  feet  f  or  o  ne  or  possibly  part  two  story  building  and  the 
balance  of  about  130,000  square  feet  for  customer  parking. 

The  value  of  land  for  shopping  centre  purposes  varies  considerably.. 
In  recent  years,  supermarket  operators  have  been  most  active  in  acquiring 
land  throughout  the  greater  Boston  area  for  commercial  purposes.   For 
example,  land  at  about  1731  Beacon  Street,  Brookline,  adjoining  the  Hotel 
Beaconsf ield,  was  sold  to  the  Star  Market  Company  at  a  price  of  about 
$75,000.00  for  69,310  square  feet  in  1953  or  about  #1.10  per  square  foot. 
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Another  example  is  the  ss      land  at  905  Massachusetts  Avenue,  Arling- 
ton, Massachusetts  to  Publix  Pood  Market  in  1955  at  a  price  of  #165,000. 

for  87,570  square  feet  or  nearly  $1.90  per  square  foot. 

It  would  be  expected  that  a  small  shopping  centre  fronting  on  Cam- 
bridge Street  comprising  part  of  the  Project  Area,  would  have  as  its  pri- 
ncipal retail  operation,  a  supermarket  having  a  probable  building  area  of 
about  18,000  square  feet.   Other  stores  making  up  the  balance  of  a  pro- 
jected [(.5,000  square  foot  development  or  27,000  square  feet  would,  in  all 
likelihood,  include  such  businesses  as  a  variety  store,  hardware,  delicat- 
essen, dry  cleaning,  drug  store,  restaurant,  book  store,  etc.,  all  of  which 
would  cater  to  the  daily  or  weekly  needs  of  the  2I4.OO  families  in  the 
Project,  as  well  as  to  the  residents  on  the  north  side  of  Beacon  Hill, 
Other  residential  areas  from  which  retail  trade  would  be  drawn  to  the 
proposed  shopping  centre  would  include  other  parts  of  Beacon  Hill  and 
Back  Bay.   Not  to  be  overlooked  would  be  the  business  potential  from  mot- 
orists living  in  other  areas  using  Cambridge  Street. 

In  recent  years,  in  the  majority  of  cases  where  land  use  in  Central 
Boston  has  undergone  a  change,  conversion  to  parking  purposes  has  occurred. 
Therefore,  in  analyzing  commercial  land  for  the  purpose  of  determining  its 
highest  and  best  use  situated  in  Central  Boston,  the  test  as  to  its  adapt- 
ability for  such  purposes  is  applied. 

West  of  the  land  to  be  designated  "Si"  and  "I"  for  commercial  pur- 
poses, is  a  large  parcel  at  the  corner  of  Cambridge  and  North  Grove  Streets, 
owned  by  the  Massachusetts  General  Hospital  and  operated  as  a  large  park- 
ing area.   In  the  Project  ^rea,  ample  areas  will  be  set  apart  for  parking 
purposes  for  tenants  and  guests.   It  is  presumed  that  parking  will  be  per- 
mitted on  the  new  60  foot  wide  streets. 
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In  a  previous  section,  three  sales  of  land  located  at  Chardon-Green 
Streets  were  detailed.   These  three  unreels  are  all  being  used  at  this 
time  for  commercial  parking,  principally  for  all  day  parkers  at  daily 
rates  of  $0.75 and  $0.85.   This  location  was  at  the  fringe  of  the  com- 
mercial-mercantile area  east  of  the  West  End  and  several  blocks  nearer 
to  the  Central  Boston  Business  District  than  the  land  to  be  used  for 
commercial  purposes  in  the  Project  Area  at  the  corner  of  Cambridge  and 
Blossom  Streets.   These  parcels  at  Chardon  and  Green  Streets  which  had 
sold  at  a  rate  of  between  $3.00  and  $3*75  per  square  foot  in  recent  years, 
were  small  parcels  and  therefore  being  more  susceptible  to  economical  man- 
agement, would  have  a  higher  per  square  foot  value  for  such  purposes  than 
would  be  the  case  with  a  larger  lot.   Furthermore,  this  location  being 
four  blocks  east  of  Staniford  Street  and  about  six  blocks  east  of  the 
commercially  a dapted  area  in  the  Project  Area  and  nearer  the  points  of 
central  business  and  commercial  activity,  were  considered  to  be  far  more 
desirable  for  parking  purposes  than  the  commercial  area  of  the  Project. 

As  a  result  of  analysis,  the  conclusions  were  reached  that  the  land 
area  to  be  developed  for  commercial  purposes  on  Cambridge  Street  as  a 
part  of  the  Project   Area,  was  too  far  removed  from  the  Central  Business 
District  for  commercial  parking  purposes  and  that  the  highest  and  best 
use  for  the  land  was  for  a  small  shopping  centre  with  parking  as  has 
been  previously  stated. 
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VAI  (JATION  SUMMARY-COMMERCIAL 

Prom  studies  and  investigations  made  of  prices  paid  for  land  for 
small  shopping  centres  and  for  supermarket  developments  in  and  near 
Central  Boston,  and  with  due  consideration  being  given  to  location,  the 
neighborhood,  the  anticipated  demand  from  the  Project  Area  when  redev- 
loped,  and  from  other  probable  sources,  it  is  the  opinion  of  your  appraiser 
that  the  1 7^4- » 6 1 7  square  feet  of  land  as  proposed  in  Land  use  Plan,  would 
sell  at  $300,000.00  or  about  #1.75  per  square  foot. 

According  to  Land  Use  Plan,  a  small  area  is  designated  as  "S2"  with 
a  frontage  of  about  126  feet  on  Lowell  Street  at  the  corner  of  New  Street. 
This  parcel  has  questionable  long  term  value  for  retail  purposes.   Such  a 
development  could  include  a  drug  store,  delicatessen  and  a  small  sized 
supermarket.   This  type  of  development,  small  nuclei  of  neighborhood 
stores,  is  rapidly  losing  ground  to  shopping  centres  where  adequate  auto- 
mobile parking  is  provided.   The  value  of  this  parcel  of  12,452  square 
feet  was  estimated  at  $20,000.00  or  about  $1.60  per  square  foot. 

In  summary,  the  value  of  the  commercial  land  area  according  to  Land 
Use  Plan,  with  an  area  of  about  187,069  square  feet  was  estimated  at 
$320,000.00  or  about  $1.75  per  square  foot. 
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VALUATION  SUMMARY  -  RESIDENTIAL 

One  of  the  principal  purposes  01  this  valuation  analysis  Is  to  estim- 
ate the  reuse  value  of  each  of  the  parcels  of  land  In  accordance  with  the 
areas  and  uses  shown  on  the  Land  Use  Plan. 

Your  appraiser  interprets  the  term  "re-use  value"  to  mean  sales  price 
which  the  Authority  can  reasonably  expect  to  receive  for  each  of  the  parcels 
as  described,  subject  to  the  conditions  under  which  the  land  is  to  be  sold. 

Advantages  of  the  Project  Area  and  conditions  tending  to  limit  its 
value  have  been  set  forth  in  this  report.   It  is  assumed  that  a  typical 
well  informed  buyer  would  consider  these  conditions  in  arriving  at  the 
maximum  price  which  he  would  be  willing  to  pay  to  purchase  the  Project 
Area  after  it  had  been  acquired,  cleared  of  inhabitants  and  improvements 
and  after  streets  and  utilities  have  been  installed  and  the  land  graded 
by  the  Authority  In  accordance  with  the  program  detailed  herein. 

Among  the  important  f actors  which  the  typical  buyer  would  also  con- 
sider in  estimating  the  price  he  would  be  willing  to  pay  for  the  land 
are  the  following: 

1.  The  large  size  of  the  Project. 

2.  The  availability  of  mortgage  financing  for  a  substantial  portion 
of  the  cost  of  the  land  and  buildings  to  be  erected. 

3.  The  risk  of  high  future  municipal  tax  assessments, 
1+.      The  timing  of  the  construction  program. 

According  to  the  land  disposition  plan  of  the  Authority:   "It  is  the 
intent  of  the  Authority  to  dispose  of  the  Project  land  as  a  single  unit, 
payment  for  the  land  to  be  made  upon  delivery  of  land  in  stages". 

"Project  land  will  be  disposed  of  in  separate  parcels  only  if  it 
cannot  be  disposed  of  as  a  single  unit," 
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In  the  event  the  former  procedure  is  the  plan  to  be  carried  out, 
the  buyer  is  to  accept  delivery  of  the  land  in  stages  or  when  each  parcel 
has  been  cleared  and  rough  graded  with  payment  for  said  parcel  to  be  made 
upon  delivery.   Another  condition  of  the  plan  is  that  the  redeveloper 
will  be  required  to  complete  improvements  within  two  years  from  date  of 
delivery  of  each  area  of  the  Project  land  when  it  has  been  cleared. 

New  building  construction  will  apparently  be  carried  forward  i  n  stages 
in  those  areas  where  demolition  and  grading  will  have  been  finished  while 
the  removal  of  inhabitants  and  demolition  and  grading  are  being  carried 
out  on  parcels  contiguous  or  near  to  the  sites  where  the  new  building 
construction  is  taking  place.   During  such  period,  West  End  inhabitants 
still  residing  and  circulating  within  the  Project  Area  at  a  time  when 
new  buildings  will  have  been  completed  and  a  rental  program  being   con- 
ducted, could  and  probably  would  discourage  applications  for  rental  in 
the  new  apartment  houses  from  many  prospects  of  a  far  different  social 
and  economic  status.   In  commenting  on  this  situation,  it  should  be 
clearly  understood  that  no  disparagement  or  criticism  is  i  ntended  to  the 
many  fine  families  presently  residing  in  the  West  End  Area.   However,  it 
is  to  be  expected  that  the  economic  status  and  standards  of  living  of 
tenants  in  the  new  housing  will  be  quite  different  from  those  of  the 
majority  of  the  families  now  residing  in  the  West  End. 

The  19^0  census  reveals  that  the  people  i  n  the  area  of  which  the 
West  End  is  a  part,  had  a  median  income  of  only  $2022.00  per  family  while 
the  figure  for  corporate  Boston  was  $26l|.3.00.   The  median  income  for  the 
Boston  market  (forty  cities  and  towns  -  \$   mile  radius)  was  $3028.00. 

Presently,  the  inhabitants,  adults  and  children  residing  in  the 
West  End,  use  Allen,  Chambers,  Poplar  and  Leverett  Streets,  all  leading 
down  to  Charles  Street,  to  visit  the  swimming  pool,  playground  and  other 
recreational  facilities  between  the  Charles  River  and  Charles  Street. 
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The  redeveloper  is  also  exposed  to  a  risk  of  damage  to  the  new 
construction  and  vandalism  from  juveniles  who  may  be  still  inhabiting 
other  sections  of  the  Project  Area  during  the  period  of  construction. 
According  to  the  report  of  the  Research  Department  of  United  Community 
Services,  19ij-l-19i|-£»  "juvenile  delinquency  in  the  West  End  was  worse  than 
in  sixty  one  of  the  sixty  four  areas  in  the  city.   The  West  End  rate  of 
38.8  cases  per  thousand  children  in  the  7-16  age  bracket  compares  very 
unfavorably  to  the  city  average  of  15>.9 

The  character  of  the  long  term  occupancy  in  the  redeveloped  Project 
will  undoubtedly  be  materially  benefited  if  the  completion  of  the  initial 
housing  units  occurs  after  all  of  the  existing  residents  and  blighted  im- 
provements have  been  removed. 

This  factor  is  considered  to  have  such  significance  in  the  buyer's 
probable  attitude  towards  the  Project  that  the  following  has  been  set 
forth  as  a  condition  of  the  re-use  values  of  the  Project  sites  herein 
estimated. 

THE  ESTIMATE  OF  THE  AVERAGE  VALUE  OP  THE  RESIDENTIAL  LAND  IN  THE 
PROJECT  AREA  IS  SUBMITTED  SUBJECT  TO  THE  CONDITION  THAT  THE  PURCHASER  IS 
NOT  TO  BE  OBLIGATED  TO  COMPLETE  CONSTRUCTION  OF  THE  INITIAL  HOUSING  UNITS 
UNTIL  ALL  OF  THE  PRESENT  INHABITANTS  OF  THE  WEST  END  AREA  ARE  RE-LOCATED 
AND  THE  BLIGHTED  IMPROVEMENTS  RAZED. 
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Delays  in  completing  bi.j  leasing  program  of  the  apartments  in  the 
newly  completed  housing  units  arising  from  antipathetic  influences  to 
such  program1  resulting  in  income  loss  to  the  redeveloper  during  the  initial 
period  of  the  operation  of  the  new  Project,  is  a  factor  which  a  prudent 
and  well  informed  buyer  would  take  into  consideration  and  would  make  an 
appropriate  deduction  in  the  price  he  would  pay  for  the  land. 

5.   The  ability  of  the  rental  market  to  absorb  approximately  2i(.00 
rental  housing  units  over  a  period  of  about  five  years  of  the  type  to  be 
constructed  in  the  Project. 

Not  only  from  surveys  of  the  rental  market  but  also  as  a  result  of 
other  investigations  and  conferences  with  many  of  the  largest  and  most 
active  apartment  managers  and  brokers  in  the  Beacon  Hill  and  Back  Bay 
area,  it  appears  evident  and  that  a  strong  market  in  the  Central  Boston 
area  for  modern  rental  housing  units  exists. 

For  many  years,  the  trend  of  population  has  been  to  the  suburban 
areas.   Many  families  have  moved  out  of  Central  Boston  due  to  the  fact 
that  suitable  modern  housing  units  were  not  to  b  e  had.   Many  suburban  home 
owners  whose  families  have  grown  up  and  who  are  enjoying  high  income  would 
prefer  the  easier  living  and  the  lesser  responsibility  which  apartment 
living  affords.   There  are  many  to  whom  commuting  by  public  transportation 
or  by  automobile  over  congested  highways,  has  become  a  chore.   Housewives 
complain  about  the  difficulty  of  obtaining  help,  particularly  in  certain 
areas  not  convenient  to  public  transportation. 

While  labor  costs  on  the  increase  and  maintenance  costs  at  high 
levels,  the  demand  for  intown  housing  of  an  acceptable  type  is,  in  the  opi- 
nion of  your  appraiser,  more  than  adequate  to  absorb  the  proposed  housing 
units  in  the  West  &nd  Project. 
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6.   Building  restrictions. 

The  restrictions  as  proposed  provide  considerable  latitude  to  the 
redeveloper  yet,  limit  of  ground  coverage  to  not  over  18  percent  of  the 
area  of  each  parcel  and  limit  of  floor  area  to  not  over  225  percent  of  the 
parcel  area,  although  desirable  from  the  standpoint  of  modern  housing 
standards  and  long  term  value  of  the  Project,  nevertheless,  are  factors 
in  lowering  the  rate  per  square  foot  which  a  developer  could  afford  to 
pay  for  the  land. 

In  estimating  the  value  of  the  residential  land  for  re-use  purposes, 
it  is  apparent  that  many  factors  and  conditions  exist  both  pro  and  con. 

No  sales  of  closely  comparable  land  have  occurred.   From  the  stand- 
point of  area,  the  sale  of  the  land  in  the  Back  Bay  from  the  Boston  and 
Albany  and  ^ew  Y0rk  Central  Railroads  to  Prudential  January,  1955 
(1,082,762  square  feet  or  approximately  2lf.8  acres,  price  -  $[).,  725,000.00 
or  a  rate  of  about  $1|..36  per  square  foot)  had  certain  significance.   Other 
circumstances  of  this  sale  which  tend  to  minimize  its  effective  use  in 
estimating  the  re-use  value  of  the  West  End  Project  were:- 

1.  Location  in  the  uptown  area  of  Boston  which  has  had  a  discer- 
nible trend  of  improvement  over  the  past  three  decades,  marked  by  such 
projects  as  the  New  England  Mutual  Life  Insurance  Company  Home  Office 
Building,  new  buildings  on  Boylston  Street  between  Berkeley  and  Claren- 
don Streets,  the  most  recent  being  the  new  office  building  for  I.  B.  M.s 
etc.,  trend  of  retail  stores,  i.e.,  Bonwit  Teller  and  relocation  from 
downtown  area  of  Louis',  Sawyer's  and  others. 

2.  Absence  of  any  restrictions  against  commercial  use  in  the  entire 
area. 

3.  The  buyer,  one  of  the  nation's  largest  life  insurance  companies, 
seeking  a  New  England  Headquarters  for  its  operation  and  having  a  specific 
need  of  a  large  percentage  of  the  land  area  for  its  own  use. 
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Were  the  program  for  redevelopment  of  the  Project  Area  to  be  for  un- 
restricted commercial  purposes,  it  is  possible  though  somewhat  improbable 
at  this  time,  that  an  institutional  buyer  may  be  interested  in  the  purchase 
of  the  site.   Whether  or  not  such  a  re-use  buyer  may  be  found  would  be  only 
by  thorough  market  exploration. 

It  is  your  appraiser's  opinion  that  the  re-use  value  of  the  residential 
land  in  the  Project  Area  comprising  about  1,069,900  square  feet  is  $1,144-0,000. 
or  an  average  price  of  about  $1.35  P©r  square  foot  in  accordance  with  Land 
Use  Plan  as  proposed  by  the  Authority  and  restrictions  and  conditions 
noted  herein. 

The  land  dedicated  to  public  and  semi-public  users  in  accordance 
with  the  Land  Use  Plan,  comprising  a  total  area  of  about  9.39  acres  or 
about  lj.09,000  square  feet,  is  valued  at  the  same  rate  as  the  residential 
land,  i.e.,  $1.35  per  square  foot  of  $552,000.00. 
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RECOMMENDATIONS 

One  of  the  purposes  of  this  analysis  of  the  ^est  End  Redevelopment 
Project,  according  to  contract,  is  to  submit  recommendations. 

The  following  are  submitted  with  the  understanding  first,  that  the 
conclusions  of  value  heretofore  reached,  apply  to  the  land  in  accordance 
with  the  Land  Use  Plan  as  proposed  by  the  Authority. 

Secondly,  the  comments  hereinafter  made  are  not  to  imply  that  the 
Project  as  planned,  is  not  a  plan,  which  if  carried  through,  will  be  of 
great  benefit  to  the  City  of  Boston.   Recommendations  as  hereinafter  noted, 
are  intended  to  supplement  the  program  and  studies  already  prepared  and 
are  made  for  the  sole  purpose  of  bringing  to  attention,  improvements  in 
the  carrying  out  of  the  Project  which  in  the  opinion  of  your  appraiser 
appear  logical,  practical  and  beneficial  to  the  Project  not  only  from 
economic  and  social  aspects,  but  also  from  the  standpoint  of  long  term 
value.   An  important  factor  in  reaching  these  recommendations  and  con- 
clusions is  the  analysis  of  the  Project,  after  clearance,  from  the  stand- 
point of  highest,  best  and  most  profitable  use  by  areas  within  the  Project 
considering  the  Project  in  i  ts  entirety  and  the  uses  of  land  contiguous 
to  the  Project. 

The  West  End  Area  limits  for  tenant  occupancy  or  residential  use 
are  bounded  by  Cambridge  Street  on  the  south,  extending  to  Charles  Street 
Circle,  then  northerly  along  Charles  Street  to  Lowell  Street,  then  by  a 
New  Street  passing  in  the  rear  of  the  Department  of  Public  Works  Building 
at  100  Nashua  Street  to  Nashua  Street,  northerly  by  Nashua  Street  to 
Causeway  Street,  easterly  along  Causeway  Street  to  the  intersection  of 
Lowell,  Staniford  and  Merrimack  Streets,  then  in  an  easterly  direction 
along  Merrimack  Street  to  Pitts  Street,  then  including  properties  on 
the  easterly  side  of  Pitts  Street  to  Green  Street,  then  in  a  northwesterly 
direction  past  the  rear  of  the  Bowdoin  Square  Garage  and  including  certain 
properties  at  the  southeasterly  corner  of  Green  and  Staniford  Streets, 
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thence  southerly  by  Staniford  Street  to  Cambridge  Street. 

Certain  areas,  not  included  in  the  Project  Area  and  contiguous  to  it 
in  your  appraiser's  opinion,  should  be  included  in  the  West  End  Redevelop- 
ment Program. 

First,  the  area  bounded  by  Lowell  Street,  Minot  Street,  Nashua  Street 
and  Causeway  Street.   A  portion  of  the  land  within  the  bounds  as  described, 
has  already  been  cleared  for  commercial  parking.   There  still  remains  many 
sub-standard  tenement  and  commercial  properties  together  with  a  tavern 
and  small  hotel  operation  at  the  southwesterly  corner  of  Nashua  Street 
and  Causeway  Street  known  as  the  Hotel  Lucerne. 

The  elevated  tracks  on  Lowell  Street  extending  from  the  circle  at 
the  corner  of  Charles  Street  to  Causeway  Street,  then  to  the  North  Station, 
are  a  deteriorating  influence  upon  the  northerly  and  northeasterly  portions 
of  the  Project  Area,  a  condition  which  appears  incapable  of  elimination. 
However,  a  taking  of  that  area,  as  bounded,  north  of  Lowell  .Street  would 
eliminate  the  last  remaining  blighted  and  sub-standard  tenements  and  run- 
down commercial  properties  opposite  the  Project  Area  extending  from  the 
north  side  of  Lowell  Street  to  ^ashua  Street.   Furthermore,  such  taking 
would  assemble  the  many  small  parcels  in  the  Area  into  one  large  parcel 
having  an  area  estimated  at  86,779  square  feet  which  would  include  the 
land  area  in  Billerica  Street  which  bisects  the  property.   The  small 
areas  of  land  in  each  of  the  improved  parcels  in  this  Area  have  little 
value  as  such  and  it  is  doubtful  that,  unless  all  of  the  properties 
comprising  this  area  were  taken  by  an  Authority  having  right  of  eminent 
domain,  the  land  would  be  assembled  for  development  to  its  highest  and 
best  use  as  a  large  parcel.   In  the  comparable  sales  commercial  section, 
a  recent  sale  was  reported  occurring  in  December  1956,  of  the  land  at 
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18-28  Nashua  Street  compri;    ;  an  area  of  15,290  square  feet.   The  sales 
price  was  reported  at  $130,000  or  at  the  rate  of  about  $8.50  per  square 
foot.   Although  parcels  of  this  size  usually  bring  higher  per  sq.  ft. 
prices  for  parking  purposes  than  larger  areas  due  to  the  fact  that  the 
smaller  parcels  are  operated  at  less  cost,  the  assembled  tract  of  about 
86,779  sq.  ft.  available  for  development  for  commercial  uses  with  parking, 
should   bring  a  substantial  price  on  resale.   The  total  assessment  of  land 
and  buildings  in  this  Area  is  computed  at  about  $1^50,000.   It  appears 
likely  that  little  if  any  loss,  would  be  incurred  by  the  Authority  in 
taking  this  additional  area.   More  important,  however,  would  be  the  benefits 
accruing  to  the  northerly  fringe  of  the  Project  Area  by  eliminating  this 
last  vestige  of  blight. 

As  shown  in  Alternative  Land  disposition  Plan  and  Recommended  Add- 
itional Land  Takings  on  Page  79,  the  easterly  limits  of  the  residential 
West  End  Housing  is  the  easterly  side  of  Pitts  Street  from  Green  to  Merri- 
mack Streets.   It  would  be  highly  desirable  to  clear  out  all  of  this 
remaining  substandard  and  blighted  housing  between  Staniford  Street  and 
this  easterly  limit  by  including  this  area  in  the  taking.   Considerable 
benefits  would  accrue  to  the  Project  Area,  particularly  to  the  land  in 
the  easterly  portion  fronting  on  the  westerly  side  of  Staniford  Street 
between  Cambridge  and  Lowell  Streets.   In  the  event  that  budgetary  limi- 
tations preclude  the  elminiation  of  all  of  this  substandard  housing  in 
the  West  End  east  of  Staniford  Street,  it  is  r ecommended  that  additional 
area,  as  will  be  subsequently  described,  bordering  the  easterly  side  of 
Staniford  Street  be  taken. 
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One  tract  recommended  includes  the  area  shown  on  plan  in  the  small 
block  bounded  by  Staniford,   errlmack,  Norman  and  ^outh  Margin  Streets 
containing  an  estimated  total  land  area  of  about  17,929  square  feet. 
Currently  the  parcels  are  assessed  at  $122,500.,  $62,500  on  the  land  and 
$60,000  on  the  buildings.   The  easterly  view  and  exposure  of  apartments 
in  the  Project  Area  near  this  part  of  Staniford  Street  would  be  materially 
improved  by  the  elimination  of  the  blighted  tenement  and  rundown  commercial 
properties  in  this  small  block. 

A  second  parcel  in  this  Staniford  Street  area  is  the  adjoining  block 
bounded  by  Staniford,  Green,  Norman  and  ^outh  Margin  Streets.   A  large 
percentage  of  the  area  in  this  block  is  taken  up  by  the  former  Washington 
School  which  is  presently  School  Department  Headquarters.   The  remainder 
of  the  block  is  improved  with  blighted,  rundown  tenements  and  commercial 
improvements.   It  is  recommended  that  all  of  this  block,  excepting  the 
Washington  School,  be  included  in  the  Project  taking.   The  total  area  of 
land  excluding  School  property  is  estimated  at  about  26,138  square  feet 
and  the  total  assessment  is  reported  at  $ll|i).,900.00. 

A  third  parcel  is  a  portion  of  the  block  bounded  by  Staniford,  Cam- 
bridge and  Green  Streets, 

Properties  recommended  for  additional  taking  i nclude  those  situated 
northwest  of  the  Bowdoin  Square  Garage  and  north  of  the  two  story  comm- 
ercial building  fronting  on  Cambridge  Street  at  the  corner  of  Staniford 
Street.   The  combined  area  here  is  about  3&A85  square  feet  and  the 
total  assessment  is  $202,800.,  of  which  $106,800  is  on  the  land. 


The  acquisition  of  the.   parcels  would  eliminate  obsolete  and  run- 
down tenement  and  semi-commercial  buildings  and  an  obsolete  industrial 
building.   A  far  more  desirable  outlook  and  exposure  for  properties  in  the 
easterly  portion  of  the  Project  Area  would  result. 

As  to  the  re-use  value  of  these  3  parcels  of  land  recommended  for 
additional  takings  on  the  easterly  side  of  Staniford  Street  between  Merri- 
mack and  Cambridge  Streets,  it  is  your  appraiser's  opinion  that  prices  of 
a  minimum  of  $2.00  and  a  maximum  of  $1^.00  could  be  obtained  for  this  land 
for  development  with  new  buildings  for  commercial  uses  of  a  character  con- 
sistent with  the  contemplated  redevelopment  of  the  Project  Area. 

Substantially  all  of  the  West  End  blighted  tenement  and  commercial 
area  south  and  southwest  of  the  Project  Area,  not  taken,  is  in  the  two 
city  blocks  bounded  by  Cambridge  Street,  North  Grove  Street,  Parkman  Street 
and  Blossom  Street.   It  is  recommended  that  all  of  the  land  in  these  two 
blocks,  excepting  land  owned  by  the  Massachusetts  General  Hospital,  and 
used  for  parking  purposes  by  the  Hospital,  be  included  in  the  taking. 

With  the  removal  of  the  gas  stations  on  Cambridge  Street  between 
Blossom  and  North  Grove  Streets  and  the  blighted  contiguous  area  in  these 
two  blocks,  the  approach  to  the  residential  developments  in  the  Project 
Area  via  Blossom  Street  would  be  considerably  improved. 

Re-use  of  this  additional  area  partly  by  Massachusetts  General  Hospital 
for  an  improved  and  wider  access  street  and  an  enlarged  parking  area  with 
balance  of  land  for  uses  compatible  with  the  contiguous  Project  Area, 
would  enhance  the  value  of  the  southwesterly  portion  of  the  Project. 
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It  also  appears  that    i  usefulness  of  the  "West  End  House"  situated 
within  this  latter  area  as  a  contributing  factor  to  the  welfare  of  the  pre- 
sent inhabitants  in  the  West  End  will  be  largely  eliminated. 

It  has  been  reported  that  the  Winchell  School  may  be  abandoned  in  the 
near  future.   The  Land  Use  Plan,  as  proposed,  provides  adequate  educational 
facilities  for  new  residents  in  the  Project.   The  residential  develop- 
ments will  house  fewer  families  than  presently  reside  in  the  West  End  and, 
furthermore,  there  will  be  fewer  children. 

The  t  rend  of  expansion  of  the  Massachusetts  General  Hospital  as 
evidenced  by  its  growth  (unless  the  Suffolk  County  Jail  were  abandoned  and 
the  site  subsequently  acquired  by  the  Hospital)  lies  in  this  direction. 

Studies  made  by  your  appraiser  of  the  Land  Use  Plan  with  consideration 
being  given  to  environmental  and  other  influences,  have  resulted  in  an 
Alternative  Land  Plan  being  prepared,  combining  conditions  which  your  app- 
raiser believes  may  be  beneficial  to  the  Project. 

According  to  Land  Use  Plan,  the  site  for  the  relocation  of  the  Branch 
Library  was  recommended  for  the  northwest  corner  of  the  wew  Street  and 
Cambridge  Street,  adjoining  the  commercial  land.   In  the  event  the  commercial 
land  is  developed  in  accordance  with  recommendations  for  a  small  shopping 
centre,  it  may  be  desirable  in  order  to  provide  a  better  integrated  comm- 
ercial development  extending  from  street  to  street  to  locate  this  Branch 
Library  at  a  different  location  within  the  Project,  such  as  on  Parcel  I-3A. 
This  site  has  frontage  on  both  Staniford  Street  and  the  -New  Street.   Where- 
as about  12,000  square  feet  was  recommended  for  the  Branch  Library  site 
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and  Parcel  I -3 A  has  an  rea  of  about  32,000  sq.  ft.  it  may  be  desirable 
for  the  Library  to  be  constructed  on  either  one  or  the  other  street  fro- 
ntage with  the  remainder  of  the  parcel  being  used  for  church  purposes 
in  substitution  for  Lot  H  at  the  corner  of  Lowell  and  the  New  Street 
in  accordance  with  Land  Use  Plan. 

It  is  reported  that  there  has  been  some  discussion  regarding  another 
building  for  the  Massachusetts  Lye  &  Ear  Infirmary  being  located  on 
Staniford  Street  near  Cambridge  Street  in  the  Project  Area.   Parcel 
I-l\.   of  25,000  sq.  ft.  may  be  assigned  for  such  purposes,  although  1-5 
with  frontage  on  Blossom  Street  and  opposite  one  of  the  more  modern 
units  of  the  Massachusetts  General  Hospital  may  be  a  more  appropriate 
location  and  more  convenient  to  the  principal  unit  of  the  Infirmary 
on  Charles  Street  (Storrow  Drive). 

With  the  change  in  character  of  the  West  End  when  redeveloped, 
the  Health  Unit,  a  charitable  operation,  on  Parcel  1-2  may  have  mini- 
mum utility.   Nevertheless,  the  Alternative  Land  Plan  provides  for  the 
retention  of  this  site  for  this  purpose.   If  the  Health  Unit  ceases 
to  function  when  the  Project  is  redeveloped  and  the  commercial  area 
for  the  shopping  centre  has  beed  for  expansion,  this  nealth  Unit  site 
may  be  more  valuable  to  the  commercial  area. 

The  Alternative  Land  Plan  shows  an  additional  spur  continuation 
of  the  New  Street  in  a  northeasterly  direction,  re-connecting  with 
New  Street  at  a  point  near  Lowell  Street  within  the  Project,   Your 
appraiser's  reasons  for  this  additional  section  of  street  were: 
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1.  To  integrate  a  parcel  of  highland  (Lot  B_3)  to  produce  one  of 
the  more  desirable  residential  sites  in  the  Project „ 

2.  To  utilize  more  of  the  interior  land  in  the  Project  for  residen- 
tial purposes  rather  than  for  school  and  playground  uses. 

3.  To  provide  a  more  effective  buffer  to  the  blighted  improvements 
and  commercial  properties  lying  to  the  northeast  of  the  Project  ^rea  on 
and  beyond  Lowell  Street. 

If.   T0  permit  freer  flow  of  traffic  within  the  Project. 

The  New  Street  connecting  the  Project  with  Lowell  Street  is  closed 
according  to  the  Alternative  Plan.   by  so  doing  a  free  flow  of  traffic 
and  persons  from  the  contiguous  blighted  areas  north  of  Lowell  Street  and 
the  commercial  area  in  the  vicinity  of  the  North  Station,  would  thereby  be 
restricted..  A  broad  public  street  inviting  undesirable  frequenters  of  the 
North  Station  area  to  come  into  the  Project  would  be  eliminated.   This 
same  principal  was  followed  by  the  Mt.  Vernon  Proprietors  in  1796  when, 
in  laying  out  the  street  pattern  of  Beacon  Hill,  in  order  to  discourage 
the  lower  class  elements  then  1  iving  on  the  north  side  from  circulating 
within  the  better r esidential  areas  of  the  Hill  on  the  south  side,  only 
one  street,  i.e.,  Joy  Street,  was  planned  as  a  through  street  connecting 
Cambridge  Street  with  Beacon  Street  and  the  Common. 

This  proposed  street  leading  from  Lowell  Street  into  the  Project 
would  not  be  essential  for  proper  fire  protection  inasmuch  as  the  Bowdoin 
Square  Fire  Station,  one  of  the  largest  in  the  city,  is  but  a  short  dis- 
tance from  the  Project  on  Cambridge  Street  and  the  apparatus  would  use 
the  New  Street  or  Blossom  Street,  both  leading  off  Cambridge  Street  to 
enter  the  Project.   For  the  fire  apparatus  to  reach  the  congested  North 
Station  Distriot,  the  widened  Staniford  Street  leading  into  Causeway 
Street  would  provide  even  better  and  more  direct  access  to  the  North 
Station  area  from  Bowdoin  Square  than  presently  exists. 
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Although  the  area  of  bhe  land  fronting  on  Lowell  Street  of  139,000 
square  feet  for  school  and  playground  purposes  has  not  been  changed  from 
the  Land  use  Plan,  the  shape  of  the  land  is  slightly  different  in  the  Alt- 
ernative Plan.   One  reason  for  this  change  was  to  provide  better  buffer 
protection  for  a  longer  frontage  along  Lowell  Street  where  the  elevated 
tracks  and  sub-standard  housing  and  commercial  buildings  are  situated. 
By  changing  the  shape  of  the  school  land  with  revised  street  extension  as 
a  further  buffer  and  closing  of  access  street  to  Lowell  Street,  the  value 
of  the  more  desirable  residential  land  within  the  Project  at  this  point 
would  be  increased. 

In  the  Alternative  Plan,  a  section  of  land  commencing  at  the  school 
land  boundary  extending  along  Lowell  Street  to  the  pedestrian  ramp  lead- 
ing to  Science  Park  Elevated  Station,  comprises  an  area  of  about  172,000 
square  feet  and  is  noted  as  D-l.   The  elevated  tracks  on  Lowell  Street 
constitute  a  major  depreciating  factor  to  that  portion  of  the  Project 
Area  bordering  Lowell  ^treet  and  to  any  contemplated  residential  improve- 
ments which  may  be  constructed  within  a  reasonable  distance.   One  generally 
associates  elevated  tracks  with  slums  or  blighted  housing.   Housing  units 
constructed  in  proximity  to  Lowell  Street,  regardless  of  limited  land  cov- 
erage and  newness,  would  be  the  least  desirable  and  least  in  demand  of 
any  in  the  entire  Project.   Economic  obsolescence  would  take  an  immediate 
toll  from  the  value  of  such  new  housing  with  the  necessity  to  adjust 
rentals  downward  to  maintain  occupancy. 
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in  units  near  these  elevated  railroad  structures,  could  well  introduce 
into  the  Project  social  elements  and  classes  detrimental  to  the  Project 
as  a  whole. 

The  problem  as  to  how  best  to  develop  this  Lot  D-l  is  one  which 
may  not  be  answered  except  by  an  empirical  analysis  after  this  part 
of  the  Project  is  cleared.   It  may  be  desirable  to  postpone  the  deve- 
lopment of  D-l  until  substantially  all  of  the  other  units  in  the  Project 
have  been  constructed  and  rented. 

The  land  elevation  rises  from  Lowell  Street  as  one  proceeds 
north i nto  the  Project.   In  light  of  this  conditions  limited  commer- 
cial use  of  D-l  for  a  portion  of  the  depth  from  Lowell  Street  to  the 
New  Street  may  have  a  minimum  of  impact  upon  the  residential  units 
constructed  further  back  in  the  Project.   Other  possible  uses  for  this 
land  may  include  an  institutional  type  of  development ,  a  building  with 
parking  to  supplement  the  Public  Morks  Gilding  at  100  Nashua  Street,, 
an  office  building  of  an  appropriate  type  or  a  medical  building,  with 
parking,  for  practitioners  using  the  facilities  of  the  Massachusetts 
General  Hospital  and  the  Massachusetts  Eye  &  Ear  Infirmary. 
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COMMENTS  REGARDING  SITE  IMPROVEMENTS  AS  PROPOSED 
BY  THE  LOCAL  PUBLIC  AGENCY 

The  modifications  appearing  in  the  Alternative  Land  disposition 
Plan  and  recommended  additional  land  takings  as  developed  by  your 
appraiser  will,  if  followed,  influence  changes  in  the  development 
program  as  shown  on  the  Typical  Development-Site  Plan  on  Page  90. 
Some  of  these  changes  are  as  follows: 

1.  Lot  I  to  be  developed  according  to  Land  Use  Plan  with  a 
six  story  and  nine  story  buildings  is  a  parcel  recommended  for  In- 
clusion with  S-l  commercial  to  be  developed  as  a  shopping  center. 

2.  Parcel  C  on  Land  Use  Plan  for  Branch  Library  site  is  rec- 
ommended for  inclusion  with  S-l  commercial  with  Branch  Library  to 
be  located  on  I-3A  on  Alternative  Land  Plan. 

3.  The  Site  Development  Plan  shows  six  thirteen  story  buildings 
abutting  the  Charles  and  Lowell  Streets  frontage,,   Recommendations  on 
Alternative  Land  Plan  provide  for  D-l,  the  Lowell  Street  frontage 
where  three  thirteen  story  buildings  have  been  plotted  to  remain  in 
an  undeveloped  status  pending  later  decision  as  to  use  for  D-l  for 
purposes  other  than  residential. 

if.   Unless  the  blighted  tenement  and  commercial  improvements  on 
the  easterly  side  of  Staniford  Street  from  Merrimack  Street  to  Cambridge 
Street  are  included  in  the  taking,  the  proposed  sites  for  residential 
development  near  the  easterly  bound  of  the  Project  should  be  located 
far  enough  removed  from  the  new  Staniford  Street  property  line  to 
minimize,  insofar  as  possible,  the  objectionable  view  and  exposure 
to  the  east  of  such  housing  units. 
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5?.   The  amended  shape  of  the  school  and  playground  land,  according 
to  Alternative  Land  Plan,  at  the  northeasterly  boundary  of  the  Project 
Area  fronting  on  Lowell  Street  and  the  additional  street  segment  will, 
if  such  recommendations  are  followed,  require  changes  in  the  location  of 
the  housing  units  in  this  section  of  the  Project. 

6.   In  perfecting  final  building  plans  the  initial  acceptance  of 
the  residential  units  in  the  Project  by  the  renting  public  and  the  long 
term  stability  of  the  redevelopment  will  depend  upon  the  type  and 
character  of  the  housing  constructed.   The  many  advantages  of  the  Project 
Area  as  a  site  'for  better  type  housing  should  influence  the  redeveloper 
to  construct  housing  units  acceptable  to  the  upper  middle  income  class. 
The  height  of  buildings,  i.e.  18-20  stories  as  contemplated,  will 
allow  for  commanding  views  over  structures  of  lesser  height  in  the  con- 
tiguous and  nearby  areas  and  by  reason  of  height,,  exposures  will  be 
benefited  by  favorable  southwest  summer  breezes  which  would  otherwise 
be  shut  off  to  buildings  of  lesser  height  by  Beacon  Hill  and  the  tall 
structures  of  the  Massachusetts  General  Hospital.   Room  sizes  should  be 
of  sufficient  area  and  the  layout  of  rooms  functional  to  attract  the 
housing  demand  from  the  class  of  tenancy  desired.   Apartments  having 
two  and  three  bedrooms  (many  buildings  in  the  Beacon  Hill  and  Back 
Bay  areas  containing  large  suites,  have  been  cut  up  into  small  suites 
of  one  and  two  rooms  during  the  past  twenty  years.   A  shortage  of 
medium  size  apartments  exists)  such  suites  should  have  either  two  full 
baths  or  a  minimum  of  bath  and  extra  toilet  and  lavatory.   Electric  or 
gas  refrigerators  and  ranges  supplied  should  be  of  ample  size  considering 
the  number  of  bedrooms  and  the  number  of  probable  occupants  in  each 
suite . 
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Garbage  disposal  units  should  be  installed  with  electric  dishwashers 
optional  at  additional  cost  to  the  tenant.   A  feature  which  has  become 
accepted  at  the  100  Memorial  ^rive  apartments  is  a  waste  disposal  room 
where  papers,  cans,  etc.  are  disposed  of  by  the  tenant  with  collections 
being  made  by  the  building  employees.   There  should  be  at  least  one 
incinerator  outlet  on  each  floor  for  garbage  incapable  of  assimilation 
by  the  disposal  units.   Adequate  automatic  elevators  should  be  installed. 
Enclosed  garage  space  should  be  provided  for  at  least  65>  percent  of  the 
number  of  housing  units  with  open  or  deck  parking  making  up  at  least  the 
difference.   Balconies  or  patios  should  produce  more  than  enough  addit- 
ional rent  to  justify  cost  of  installation.   The  judgement  shown  in  the 
selection  of  compatible  and  responsible  tenants  during  the  initial  rental 
program  during  the  first  two  years  following  completion,  will  have  a 
permanent  effect  upon  the  success  and  long  term  stability  of  the  redevelop- 
ment . 
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LAND  DISPOSITION 

Every  endeavor  should  be  made  to  sell  the  residential  and  commercial 
land  in  the  Project  Area  as  one  parcel,,   In  view  of  the  restrictions  to 
the  redeveloper  to  which  the  sale  will  be  subject,  a  sale  should  be 
effected  by  negotiation  rather  than  by  bid.   Ihe  status  of  the  mortgage 
market  presently  may  justify  the  granting  of  an  option  to  an  acceptable 
redeveloper  for  a  period  sufficient  to  permit  mortgage  negotiations  to 
be  conducted  and  completed.   For  such  option,  a  reasonable  consideration 
would  be  justified.   It  is  recommended  that  the  redeveloper  not  be 
expected  to  complete  and  rent  new  housing  units  until  the  entire  Project 
Area  has  been  cleared  of  its  present  inhabitants  and  substantially  all 
of  the  existing  blighted  improvements.   To  insure  the  Authority  that  the 
housing  units  to  be  constructed  will  be  of  an  acceptable  and  appropriate 
type  and  character,  it  is  recommended  that  building  plans  and  specifi- 
cations shall  meet  with  the  reasonable  approval  of  the  Authority.   Con- 
siderable latitude  presently  exists  as  to  the  type  and  height  of  buildings 
which  may  be  built  in  the  Project  Area.   Although  structures  two  and  three 
stories  in  height  should  be  considered  as  Inappropriate  to  the  site  and 
not  permitted,  no  provisions  or  requirements  have  been  noted  which  would 
preclude  a  redeveloper  from  constructing  such  improvements  provided  the 
ground  coverage  and  floor  area  to  land  area  requirement  is  met. 

From  the  standpoint  of  benefits  to  the  City  of  ^oston,  as  well  as 
meeting  the  housing  demand,  housing  of  adequate  size  and  capacity  should 
be  built. 

If  a  specific  use  buyer  of  the  type  of  Prudential  -Life  Insurance 
Company  or  the  Travelers  Insurance  Company  could  be  interested  in 
acquiring  the  Projects  not  only  would  the  problem  of  financing  be  avoi- 
ded but  it  is  probable  that  higher  prices  might  be  obtained  for  the 
land.   Certain  parcels  dedicated  to  public  or  semi-public  purposes 
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according  to  Land  Use  Flan  might  in  such  an  event,  be  utilized  for  other 
types  of  improvements  and  included  in  the  sale.   Assuming  that  the  pro- 
jected improvements  planned  by  a  specific  use  buyer  would  be  acceptable 
to  the  Authority,  justification  might  exist  for  amending  certain  res- 
trictions and  conditions  now  proposed. 

The  problem  of  interesting  a  specific  use  buyer  of  the  -Project  is 
one  that  can  only  be  answered  by  astute  and  enlightened  market  exploration 
through  specialists  in  real  estate  counselling. 

In  the  event  that  it  may  become  necessary  to  dispose  of  the  land  by 
parcels  or  in  stages,  a  suggested  order  of  disposition  Is  noted  in  the 
Alternative  Land  Disposition  Plan  on  Page  79  in  the  order  of  letters  and 
numbers  as  noted. 
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CONCLUSIONS 

In  the  opinion  of  your  appraiser,  the  Project  Area  as  planned,  if 
carried  through  in  accordance  with  the  recommendations  of  the  Authority 
and  planners,  willresult  in  a  redevelopment  of  lasting  benefit  to  the 
City  of  Boston  and  of  which  the  City  may  well  be  proud.   This  'West  End 
Area,  as  presently  constituted,  is  one  of  the  most  blighted  districts  In 
the  City  with  the  majority  of  its  housing  substandard  or  unfit  for  resi- 
dential use. 

Recommendations  and  comments  have  been  submitted  for  the  purpose  of 
pointing  out  conditions  which  the  Authority  may  wish  to  consider  to  insure 
further  the  long  term  success  and  stability  of  the  Project. 

Respectfully  submitted, 


s/    F.  Paul  Morgan 


P.  Paul  Morgan,  M.A.I 
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ATTENDANT  AND  LIMITING  CONDITIONS 

The  Certificate  of  Appraisal  and  report  to  which  this  statement  is 
attached  are  made  expressly  subject  to  the  following  conditions: 

No  responsibility  is  assumed  by  the  appraiser  for  matters  which  are 
legal  in  nature,  nor  for  any  opinion  on  the  title.   This  appraisal  assumes 
a  good  marketable  title. 

The  appraiser  assumes: 

1.  That  the  legal  description  furnished  is  correct, 

2.  That  any  liens  or  encumbrances  which  may  now  exist 
have  been  disregarded  unless  specific  reference  has 
been  made  herein. 

3.  That  there  are  no  easements  or  restrictions  or  conditions 
constituting  a  defect  of  title,  other  than  those  mentioned 
in  this  report. 

The  property  has  been  appraised  as  though  free  in  indebtedness  and 
as  though  no  delinquency  in  the  payment  of  taxes  or  special  assessments 
applicable  to  the  real  estate  exists,  unless  otherwise  noted  herein. 

The  appraiser  has  no  present  or  contemplated  interest  in  the  property, 

Neither  the  employment  to  make  this  appraisal  nor  the  conpensation 
are  contingent  upon  the  value  of  the  property  herein  estimated. 

The  appraiser  herein,  by  reason  of  this  appraisal,  is  not  required 
to  appear  or  to  give  testimony  in  court  or  at  any  other  hearing  with 
reference  to  the  property  appraised  unless  prior  arrangements  have  been 
made  between  the  employer  and  the  appraiser. 


there- 


The  use  of  this  report  shall  be  only  in  its  entirety  and  shall  be 
limited  to  the  purposes  of  the  employer  except  with  the  written  consent 
of  the  appraiser;  nor  does  possession  of  this  report,  or  any  copy  thereof, 
carry  with  it  the  right  of  publication  except  with  the  written  approval 
of  the  appraiser. 
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P.  PAUL  MORGAN 

BUSINESS  ASSOCIATIONS  AND  PROFESSIONAL  AFFILIATIONS 

A.  B.  Dartmouth  College,  Class  of  1923 

President  and  Treasurer,  F,  P.  Morgan  Company,  Realtors,  45  Milk  Street, 
Boston,  Massachusetts,  since  June  1945«   Loan  correspondent  and  servicing 
agent  for  the  Berkshire  Life  Insurance  Company  of  Pittsfield,  Massachusetts 

Massachusetts  Real  estate  Association  -  Member 
Vice  President  1951  and  1953 

Director  1945,  195-6,  1947,  1950,  1951  and  since  1953 
President  1954 

Boston  Real  Estate  Board  -  Member  since  1936. 
Director  1945-1946;  1946-1947;  1947-1948 
Member  Executive  Committee  1946-1947 
Member  Appraisal  Committee  1941-1948;  1951-1952 
Vice  Chairman  1943-1944 
Chairman  -  1944-1945;  1945-1946 

Member-Executive  Committee,  Broker's  Division  1946-1947 
Chairman-Municipal  Affairs  Committee  1951-1952;  1952-1953;  1953-1954 
Chairman-Professional  Ethics  Committee  1954-1955 
Chairman-Grievance  Committee  1954-1955 
Chairman-Commissions  Committee  1955-1956 

American  Institute  of  Real  Estate  Appraisers  -  Member  Since  1939 
Vice  President  of  New  England  Chapter  1942,  1943 
President  New  England  Chapter  1944 
Secretary- Treasurer  New  England  Chapter  1945-1947 
National  Vice  President  for  New  England  1946-1947 
Member  Educational  Committee  1945-1950 
Member  Governing  Council  1944-1949 
Member  Professional  Ethics  Committee  since  1954 

Society  of  Residential  Appraisers 

Senior  Member  National  Society 
Vice  President  1946,  Massachusetts  Chapter 
President  1947,  1948,  Massachusetts  Chapter 
Director  1946-1953,  Massachusetts  Chapter 

Member  Mortgage  Bankers  Association 

Member  Board  of  Zoning  Adjustment  of  the  City  of  Boston 
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Lecturer  and  instructor  in  Heal  Estate  Appraising  in  courses  sponsored 
by  the  American  Institute  of  Real  estate  Appraisers  since  19^4-0  at: 

University  of  Michigan 

Massachusetts  Institute  of  Technology 

Boston  University 

Swarthmore  College 

Washington  University  in  St.  Louis 

Field  director  for  Case  Study  Courses  sponsored  by  the  Appraisal  Institute 
at  Harvard  University  in  1951* 

Lectured  for  the  Mortgage  Bankers  Association  at  Northwestern  University 
in  Chicago,  also  for  the  Boston  Real  Estate  Board,  the  American  Institute 
of  Banking,  the  American  Savings  &  Loan  Association,  Manchester  Federal 
Savings  and  Loan  Association  of  Manchester,  N.  H.,  Worcester  Federal 
Savings  and  Loan  Association  of  Worcester,  Mass.,  Rhode  Island  Hospital 
Trust  of  Providence,  R.  I.,  and  others. 

Qualified  expert  in  real  estate  valuation  before  Appellate  Tax  Board  since 
1937  before  the  Superior  Courts  of  the  Commonwealth  and  U.  S.  District 
Court,  Concord,  New  Hampshire. 

Has  appraised  for: 

Mutual  Benefit  Life  Insurance  Company 

Mutual  Life  Insurance  Company  of  New  York 

State  Mutual  Life  Assurance  Company  of  Worcester,  Massachusetts 

Home  Life  Insurance  Company  of  New  York 

New  England  Mutual  Life  Insurance  Cc-moany 

Berkshire  Life  Insurance  Company  of  Pittsfield,  Massachusetts 

Prudential  Life  Insurance  Company 

John  Hancock  Mutual  Life  Insurance  Company 

Metropolitan  Life  Insurance  Company 

City  Bank  Farmer  Trust  Company  of  New  York 

Boston  Safe  Deposit  and  Trust  Company 

Boston  Penny  Savings  Bank 

Lynn  Five  Cents  Savings  Bank 

Old  Colony  Trust  Company 

Worcester  Federal  Savings  and  Loan  Association 

Air  Force  -  U.S.A. 

War  Assets  Administration  -  U.S.A. 

Veteran's  Administration  -  U.S.A. 

General  Services  Administration  -  U.S.A. 

Public  Housing  Administration  -  U.S.A. 

Department  of  Public  Works  -  Commonwealth  of  Massachusetts 

Metropolitan  District  Commission  -  Commonwealth  of  Massachusetts 
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Towns  of  Brookllne,  Dedham,  Saugus  and  Wellesley,  Massachusetts 
Cities  of  Cambridge,  Brockton,  and  Manchester,  New  Hampshire 


Also  has  served  the  following  in  real 
Converse  Rubber  Co. 
Crosby  Steam  Gage  &  Valve  Co. 
Doehla  Greeting  Cards 
Katherine  Gibbs  School,  Inc. 
Lever  Brothers 
McGregor  Instrument  Co. 
Peerless 'Machinery  Co. 
Palm  Beach  Towers 
Potter  Press 


estate  evaluation  or  counselling: 
Salvation  Army 
Standard  Grocery  Co. 
The  Texas  Company 
Truscan  Steel  Company 
Sun  Oil  Company 
Shell  Oil  Company 
Tide  Water  Associated  Oil  Company 
and  for  attorneys,  trustees, 
corporations,  and  others 


Has  appraised  for  the  following  purposes 


Sales  Value 
Estate  Tax 
Inheritance  Tax 
Tax  Assessment 
Condemnation  and 


Eminent  domain 


Betterment  Assessment 
Mortgage  Loan 
Insurable  Value 
Liquidation 


Exclusive  Rental  Manager  for  Commercial  Center  of  John  Hancock  Mutual 
Life  Insurance  Company  Housing  Project  in  Boston. 


Experienced  from  1925  in  sale,  lease, 
Office  Buildings 
Hotels 
Theatres 
Gas  Stations 
Residential  Properties 
Woodlands 

Land  for  development  for 
subdivision  and  shopping  centers 


financing,  or  appraising  of: 
Apartment  Houses 
Retail  sites  and  buildings 
Department  Stores 
Loft  Buildings 
Industrial  sites  and  plants 
Farm  land  and  improvements 


>n  He      Authority 

August  26,  1957 


Mr.  P.  Paul  Morgan 
}+$   Milk  Street 
Boston,  Massachusetts 


lj 


Dear  Mr.  Morgan: 

I  have  reviewed  your  re-use  appraisal  of  the  ^est  End  Project.   In 
my  judgment  it  is  an  excellent  appraisal  and  is  well  documented.   How- 
ever,  it  will  be  necessary  to  obtain  supplemental  information  from  you 
in  order  to  utilize  the  appraisal  to  the  extent  needed. 

As  stated  in  your  Certificate  of  Valuation,,  your  valuation  of  the 
project  land  is  based  upon  the  particular  condition  on  page  75  of  your 
report  (and  referred  to  in  other  sections  of  your  report  as  well)  as 
follows : 

"The  estimate  of  the  average  value  of  the  residential  land  in 
the  project  area  is  submitted  subject  to  the  condition  that  the 
purchaser  is  not  to  be  obligated  to  complete  construction  of  the 
initial  housing  units  until  all  of  the  present  inhabitants  of 
the  West  End  area  are  re-located  and  the  blighted  improvements 
razed." 

This  particular  condition,  upon  which  your  appraisal  value  is  based,, 
is  not  in  accord  with  the  circumstances  as  they  exist  in  connection  with 
this  project. 

First,  the  Relocation  Plan,  which  was  prepared  and  approved  by  the 
Housing  and  Home  Finance  Agency,  encompasses  a  period  of  four  years  and 
nine  months  for  the  completion  of  the  relocation  of  displaced  families. 
Secondly,  it  is  the  objective  of  this  Authority  to  clear  and  deliver 
the  land  in  stages  as  soon  as  possible  in  order  to  expedite  the  rede- 
velopment and  to  put  the  completed  new  buildings  on  the  tax  rolls  as 
soon  as  possible.   Thirdly,  on  May  27,  1957,  this  Authority  executed  an 
Agreement  for  Sale  of  the  project  land  in  the  West  End  under  conditions 
which  require  delivery  in  stages,  with  the  first  sub~area  or  stage  to 
be  delivered  on  or  before  June,  1958 • 


F0    Paul  Morgan  2  -  August  26 ,  1957 


In  the  several  conferences  and  discussions  that  were  held  with 
you  during  the  preparation  of  this  re-use  appraisal  report  s  it  was 
not  deemed  relevant  or  important  to  apprise  you  of  the  fact  that 
the  Agreement  for  Sale  had  been  executed  under  these  conditions  or 
that  the  Relocation  Plan  would  involve  four  to  five  years  to  complete- 
since  there  was  no  indication  that  you  would  attach  such  great  signi- 
ficance to  the  completed  relocation  of  inhabitants  prior  to  the  tenant- 
ing of  the  new  buildings.   It  would  seem  that  your  assumption  that  the 
area  would  be  cleared  of  inhabitants  was  a  natural  one,  but  it  wasn't 
foreseen  by  us  and  accordingly  the  contract  conditions  and  Relocation 
Plan  details  were  not  brought  to  your  attention,, 

Inasmuch  as  your  estimate  of  appraisal  values  is  predicated  on 
a  particular  condition  which  has  only  academic  value  in  the  present 
instance,  and  is  not  in  accord  with  the  conditions  under  which  the 
Authority  has  committed  itself  in  the  disposal  of  the  project  land, 
it  becomes  very  essential  that  supplemental  information  be  furnished 
by  you  as  to  the  value  of  each  project  site  under  the  conditions  of 
disposition  and  delivery  which  are  incorporated  in  the  executed  Agree- 
ment for  Sale  of  the  project  Land,   I  believe  that  your  contract  for 
the  re-use  appraisal  would  include  this  sort  of  supplemental  information 
under  paragraphs  one  and/or  four, 

I  am  enclosing  for  your  consideration  in  this  connection  a  copy 
of  the  Sales  Contract  and  Relocation  Plan  for  the  West  End  Project  Area, 


Very  truly  yours. 


Kane  Simonian 

Chief  of  Urban  Renewal 


Encs 
KSsC 


P„  PAUI  MORGAN 
Ij.5  Milk  Street 
BOSTON 
July  25,  1957 


Mr.  P.  A.  Cronin,  Chairman 
Boston  Housing  Authority 
230  Congress  Street 
Boston  10,  Massachusetts 


Re;  Appraisal  of  Redevelopment  Sites 
West  End  Project  U.R.  Mass.  2-3 


Dear  Mr.  Cronin: 

In  accordance  with  the  contract  for  appraisal  of  Redevelopment  Sites 
of  the  West  End  Project  in  Boston,,  Massachusetts  dated  June  25,  1957*  I 
have  made  personal i  nspections ,  investigations  and  studies  of  -  and  with 
reference  to  the  area,  the  neighborhood  and  other  areas  and  properties  for 
the  purpose  of  performing  the  obligations  under  the  aforesaid  contract.   As 
a  result  of  my  investigations,  analysis  of  the  material  assembled  and  my 
experience  in  the  evaluation  of  comparable  real  estate,  I  have  arrived  at 
certain  conclusions  which  are  hereinafter  set  forth  and  my  reasons  therefor, 

Respectfully  submitted, 
3/  _   F.  Paul  Morgan 


P.  Paul  Morgan,  M.A.I, 


(SEAL) 


.  PAUL  MORGAN 
L  Estate  Appraiser 
lj.5  Mil  Street 
Boston  9S  Massachusetts 


No, 


CERTIFICATE  OF  VALUATION 
P,  PAUL  MORGAN  hereby  certifies  that  upon  application  for  valua- 
tion of 

F.  A.  CRONIN,  CHAIRMAN, 

Boston  Housing  Authority, 

Boston,  Massachusetts 

he  has  personally  examined  the  following  described  property; 

WEST  END  PROJECT  AREA,  U.R.  2-3  and  its 
environs  bounded  and  described  herein, 
comprising  about  lj.8  acres  of  land,  loc- 
ated in  the  West  End  District  of  the  City 
of  Boston,  Massachusetts 


and  is  of  the  opinion  that  the  re-use  values  of  certain  parcels 
of  land  as  described  herein  according  to  factors  and  conditions  existing 
as  of  the  twenty-fifth  day  of  July  A.D.  1957  was  an  average  of  $1.35  per 
square  foot  for  the  1,069,900  square  feet  of  RESIDENTIAL  land,  subject 
to  conditions  and  restrictions  herein  noted  and  particularly  subject  to 
condition  on  Page  75  of  this  report  -  $1.75  per  square  foot  for  the 
l87s069  square  feet  of  COMMERCIAL  land  and  $1.35  per  square  foot  for  the 
PUBLIC  and  SEMI-PUBLIC  area  of  1+09 ,000  square  feet 

In  witness  whereof  F.  PAUL  MORGAN  has  caused  these  presents  to  be 

signed  this  twenty-fifth  day  of  July  A.D.  1957 

_/   F.  Paul  Morgan 

Member  American  Institute  of  Real  Estate  Appraisers 

(SEAL) 

This  Certificate  of  Valuation  includes  a  report  of  101  pages  attached 
hereto  and  made  a  part  hereof. 


CONDITION _0 1-"'  VALUATIONS 
THE  VALUES  HEREIN  ESTIMATED  ARE  PREDICATED  ON  CONDITIONS  AND 
FACTORS  PREVAILING  AS  OF  JULY  25,  1957.   SHOULD  DELAYS  IN  THE  DIS- 
POSITION OF  THE  LAND  OCCUR  AND  NEW  CONDITIONS  AND  FACTORS  INFLUENCING 
VALUE  ARISE  BETWEEN  THE  SAID  DATE,  JULY  25.  1957  AND  THE  DATE  WHEN 
SALE  OF  THE  LAND  IS  NEGOTIATED,  VALUES  AS  HEREIN  REPORTED  WILL  BE 
SUBJECT  TO  SUCH  MODIFICATION  AS  CHANGED  OR  ALTERED  CIRCUMSTANCES 
MAY  INFLUENCE  SUCH  VALUES. 


SUMMARY  Oh     jRTANT  CONCLUSIONS 

(THE  INDIVID  i  ^L  PARCEL  AREAS  MAY  BE  SUBJECT  TO 

MINOR  CHAN(     EN  ENGINEERING  SURVEY  OF  EACH 

PARCEL  IS  Mi     PRESENT  AREAS  ARE  APPROXIMATE) 


Total  Area  of  Project 


LAND  USE  PLAN 


Area  Residential 


Area  in  "I"  -  Residential 
or  Commercial 


Area  "Si"  and"S2"  - 
Commercial 


Public  and  Semi-public 


Area  in  Streets 


47.95  acres 

or 
2,088,702  sq.  ft. 

2^.5^-  acres 

or 
1,069,900  sq.  ft. 

1.90  acres 
or 
83,000  sq.  ft. 

2.39  acres 
or 
10l|.,0lj.9  sq.  ft. 

9.39  acres 
or 
409,000  sq.  ft. 

9.73  acres 
or 

424,439  sq.  ft. 


RESIDENTIAL 


$325,000 


II    -    323,900    sq.    ft.    @  $1.00- 
III    -    360,000    sq.    ft.   @  $1.50-  #5kO, 

I   V   -   a-Charles    St.    frontage    -    220,000    sq.ft.    @f  2. 00-#I(40,  000 
b-Lowell  St.    frontage   -    166,000    sq.    ft.   @$0.80-$13  5,000 


$540,000 


Estimated  Value  Residential  Land  of  24.54  acres  or  1,069,900 
sq.  ft.  @  about  $1.35  per  square  foot 
Subject  to  particular  condition  Page  78 


5300,000' 
I   20,000 


51,1440,000.00 


COMMERCIAL 

1  and  SI  -  174*617  sq.  ft.  @  $1.75  - 
S2       -   12,1452  sq.  ft.  ©  |l.60  - 

Estimated  Value  Commercial  Land 

PUBLIC  AND  SEMI-PUBLIC 
Value  of  Public  and  semi-public  Land  -1+09,000  sq.  ft.  @  $1.35 


320,000.00 

552,000.00 


Total  Land  Value  Excluding  Streets 


$2,312,000*00 


Recommended  Takings  ^ddi  1     1.  Land 


Lowell  to  Nashua  Streets 
Merrimac  to  £>outh  Margin  Streets 
South  Margin  to  Green  Streets 
Green  to  Cambridge  Streets 
Blossom  to  North  Grove  Streets 


86,779  sq.  ft. 

17,929  sq.  ft. 

26,138  sq.  ft. 

36,^85  sq-  ft- 

55,76^.  sq.  ft. 


Total 223,095  sq.ft. 

or  -  £.12  acres 

Estimate  Resale  Value  of  Additional 

Land  Taking  ....  .............   $  800,000.00 

Estimated  value  855,000  sq.  ft.  Residential 
Land  Recommended  in  Project  Area  After 
Additional  Takings  @  $1.88 ± 
Subject  to  Particular  Condition  Page 

Total  ...................   $1,615,000.00 

Estimated  Value  Cambridge  Street  Commercial 
Land  with  Branch  Library  Site  Added  -  about 
»196,000  sq.  ft.  @  $1.75  According  to  Alternative 
Land  Plan  ........................   $   3^4-3,000.00 

Estimated  Value  D-l  -  for  Limited  Commercial 

or  Institutional  Use  172,000  sq.  ft.  According 

to  Alternative  Land  Plan  .................$   250,000.00 

Land  Area  in  Streets  According  to  Alternative 

Land  Plan  .......................   ij_50,000  sq.  ft. 

Public  and  Semi-public  Land  l|lj-l,000  sq.  ft. 

©  $1.35  ^According  to  Alternative  Land  Plan  ........$   595,000.00 

Total  Project  Value  Excluding  Streets  After 

Additional  Taking  as  Recommended  and  According 

to  Alternative  Land  Disposition  Plan  .....„...„  ..$2,803,000.00 

Estimated  Increased  Value  After  Additional 

Land  Takings  and  According  to  Alternative  Plan .$  I4.9I3OOO. 00 

-^Alternative  Land  Plan  shows  172,000  square  feet 
The  Estimated  Area  of  196,000  square  feet  as  employed  is  considered  more 
nearly  accurate  for  these  combined  parcels. 


o  F.  I     A]  COMPANY 
ors 
3  Milk  Street 
Boston  9,  Massachusetts 


September  17,  1957 


Kane  Simonian,  Director  of  Urban  Redevelopment 
Boston  Housing  Authority 
230  Congress  Street 
Boston^  Massachusetts 

Supplementary  Report  Re-Use  Appraisal  of  West 
End  Project  U0  R„  2-3   Boston,  Massachusetts 

Dear  Mr0  Simonian: 

Enclosed.,  in  quintuplicate ,  is  Supplementary 
Report^  in  accordance  with  your  request 0 

I  have  given  consideration  and  study  to  the 
material  submitted  to  me  by  you  in  which  conditions  with 
respect  to  the  sale  of  the  land  differ  from  those  originally 
understoodo   Such  new  conditions,  in  my  opinion,,  affect  the 
value  or  price  to  be  paid  for  the  residential  land  in  the 
project  area  to  the  extent  estimated. 

If  there  are  any  further  matters  which  you  and 
your  associates  believe  may  require  further  explanation, 
please  call  me„ 


Very  truly  yours, 

P.  P.  MORGAN  COMPANY 


s/    F.  Paul  Morgan 


F„  Paul  Morgan y  President 


PPM/L 
Enclosure 


PPLEMENTARY  REPORT 
RE-USE  VAi:   ('ION  ANALYSIS  WEST  END  PROJECT 

U.  R.  2-3  BOSTON,  MASSACHUSETTS 
DATED  .-..iA  25,  1957 


Mr.  Kane  Siraonian 
Boston  Housing  Authority 
230  Congress  Street 
Boston  10,  Massachusetts 


September  17,  1957 


Dear  Mr.  Simonian: 

I  have  your  letter  of  August  26,  1957  requesting  supplementary 
information  in  order  for  the  Authority  to  utilize  to  the  extent 
needed  the  appraisal  submitted  with  respect  to  the  above  Project. 

As  stated  in  Certificate  of  Valuation  of  my  report,  my 
estimates  of  the  value  of  the  Project  land  were  based  upon  a 
particular  condition  on  Page  75  of  the  report  and  referred  to 
other  sections  of  my  report  as  well  which  stated: 

"The  estimate  of  the  average  value  of  the  residential  land 
in  the  Project  area  is  submitted  subject  to  the  condition 
that  the  purchaser  is  not  to  be  obligated  to  complete  con- 
struction of  the  initial  housing  units  until  all  of  the 
present  inhabitants  of  the  West  End  Area  are  re-located 
and  the  blighted  improvements  razed." 

In  the  several  conferences  and  discussions  which  were  held 
in  your  office  with  you  and  your  staff  for  the  purposes  of 
collecting  data  and  other  pertinent  information  for  the  preparation 
of  this  Re-Use  Report,  we  were  not  fully  apprised  of  certain 
circumstances  which  were  apparently  in  existence  which  we  now 
understand  should  have  been  taken  into  consideration  in  arriving 
at  the  estimates  of  the  Re-Use  values  of  the  Project  Area.   We 
now  understand  that  the  following  circumstances  exist  in  connection 
with  this  Project; 


"The  Relocate    Plan  which  was  prepared  and  approved  by 
the  Housing  and  Home  Finance  Agency  encompasses  a  period  of 
four  years  and  nine  months  for  the  completion  of  the  relocation 
of  displaced  families.   Secondly,  it  is  the  objective  of  this 
Authority  to  clear  and  deliver  the  land  in  stages  as  soon  as 
possible  in  order  to  expedite  the  redevelopment  and  to  put  the 
completed  new  buildings  on  the  tax  rolls  as  soon  as  possible. 
Thirdly,  on  May  27,  1957,  this  Authority  executed  an  Agreement 
for  Sale  of  the  Project  land  in  the  West  End  under  conditions 
which  require  delivery  in  stages,  with  the  first  sub-area  or 
stage  to  be  delivered  on  or  before  June,  1958"" 

As  I  stated  in  my  report,  I  attached  considerable  signi- 
ficance to  the  relocation  of  inhabitants  prior  to  the  tenanting 
of  the  new  buildings  and  also  to  the  clearing  of  the' sites  of 
existing  sub-standard  housing  improvements  and  filling  and 
grading,  and  installation  of  new  streets  and  utilities. 

You  submitted  to  me  with  your  letter  of  August  26th  a  copy 
of  the  Sales  Contract  for  the  rtest  End  Project  between  the 
Boston  Housing  Authority  and  Charles  River  Park,  Inc.,  dated 
May  27*  1957*  West  End  Relocation  Plan  Brochure  of  the  Authority 
dated  November,  1955  anc*  a  plan  showing  twelve  sub-divided 
parcels  in  the  order  of  release  and  conveyance.   I  have  examined 
these  enclosures  and  I  have  given  particular  attention  to  the 
clause  under  Section  205  which  refers  to  "the  urgency  of  initiating 
work  on  the  project,  and  the  benefits  of  early  occupancy  and 
fruitful  use  of  the  property  in  the  Project  Area",  and  further 
that  "the  parties  agree  that  it  is  convenient  and  desirable  to 


employ  a  plan  of        nee  which  treats  the  real  property  in 
the  Project  -"-rea  in  portion   called  project  sub-areas,  each  of 
which  is  so  bounded  as  to  enable  the  Redeveloper  to  construct 
thereon  integrated  and  independent  portions  of  the  overall 
project.   Said  project  sub-areas  are  twelve  in  number  and  the 
boundaries  thereof  are  delineated  on  the  Project  Sub-Area  Plan, 
a  document  which  is  attached  hereto  and  incorporated  by  reference 
in  this  agreement." 

From  my  examination  of  the  recently  submitted  material  and 
particularly  the  method  and  schedule  of  conveyances  to  the  rede- 
veloper of  the  said  Project  sub-areas,  the  redeveloper  is  obligated 
to  accept  project  sub-areas  at  intervals  of  approximately  six 
months  after  the  date  of   the  previous  conveyance.   Another  con- 
dition provides  that  the  redeveloper  shall  not  be  obliged  to 
accept  conveyance  of  more  than  one  project  sub-area  in  the  first 
conveyance  and  in  the  conveyances  taking  place  approximately 
every  six  months  thereafter  but  may  at  its  option,  accept  an  offer 
by  the  Authority  to  convey  more  than  one  project  sub-area.   Another 
condition  provides  that  the  redeveloper  shall  commence  construction 
within  twelve  months  from  date  of  conveyance  and  shall  complete 
all  improvements  in  the  project  sub-areas  conveyed,  within  twenty- 
four  months  after  such  commencement . 

Whereas  it  is  contemplated  that  the  redevelopment  of  the 
IVest  End  Project  Area  may  be  completed  in  approximately  four -and 
one  half  to  five  years,  the  conditions  with  respect  to  acceptance 
of  conveyance  and  time  for  completion  could  extend  over  a  far 
longer  period,  since  a  total  of  three  years  is  allowed  for  each 
of  the  twelve  project's  sub-areas.   Delays  for  reasons  beyond  the 
control  of  the  redeveloper  could  well  r  esult  in  considerable 


additional  costs       Elected  in  construction  or  other  costs 
anticipated  by  the  redevelo]  sr.   In  such  an  event,  the  only 
available  means  by  which  the  redeveloper  could  hope  to  offset 
unforeseen  delays  and  resultant  additional  costs  would  be 
through  acquisition  of  the  land  at  a  reduction  in  prices  to 
compensate  for  such  extra  costs. 

In  addition  to  possible  increased  construction  costs  through 
unforeseen  delays  in  carrying  out  the  construction  program,  other 
factors  have  been  noted  in  my  report  dated  July  25>  1957  on  .Pages 
7k   to  76. 

In  my  opinion,  the  rental  program  of  apartment  buildings, 
completed  in  sub  areas  at  a  time  when  inhabitants  still  remain 
in  the  present  substandard  improvements  in  the  West  End  -Project 
Area,  may  be  adversely  affected.   This  condition  may  not  only 
result  in  rent  losses  but  also  may  have  a  more  lasting  effect. 
The  character  and  tone  of  a  large  apartment  project  is  usually 
fixed  within  the  first  two  or  three  years  after  its  completion. 
Unfavorable  environmental  conditions  may  compel  the  redeveloper- 
owner  to  accept  applicants  less  desirable  and  at  lower  rents 
than  would  be  the  case  if  objectionable  environmental  conditions 
were  not  in  existence  during  the  period  of  the  initial  rental 
program. 

One  possible  measure  of  loss  to  the  redeveloper  (which  may 
be  offset  by  taxes  being  realized  to  the  City  of  Boston  sooner 
than  would  be  the  case  if  construction  were  to  be  deferred  until 
the  entire  Project  ^-rea  were  cleared  of  its  present  slum  and  sub- 
standard housing),  may  be  applied  by  assuming  that  the  initial 
phase  of  the  Project  would  be  carried  forward  according  to  the 
following  plan: 
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According  to  the  o     of  r*i  lease  and  conveyance  In  the  sub  area 
plan,  Parcels  1,  3  and  If  (  car  the  Charles  St.  frontage,  Parcel  2  being 
the  commercial  area  fronting  on  Ci   L'idge  St.)  would  be  the  first  resi- 
dential areas  to  be  developed.   Assuming,  further,  that  two  250  unit 
apartment  buildings  would  be  constructed  initially  while  the  work  of 
vacating  and  clearing  other  nearby  sites  was  going  forward  in  the  Project 
Area.   Such  buildings,  with  an  average  of  three  rooms  per  unit,  would 
contain  750  rooms  per  building  or  for  the  two  structures,  1500  rooms. 
In  my  report  dated  July  25>  1957,  I  estimated  under  the  conditions  assumed 
in  this  report  that  rentals  at  the  rate  of  $1^5.00  to  $50.00  per  room  per 
month  should  be  obtainable.   As  such  rates,  the  gross  annual  rent  for  the 
two  buildings  of  500  units,  or  1500  rooms,  if  fully  occupied,  would  amount 
to  $675,000.00  at  $i|5. 00  per  room  per  month,  or  $750,000.00  at  $50.00  per 
room  per  month.   Under  an  accelerated  building  program  as  presently  con- 
templated, a  loss,  either  from  necessity  to  reduce  rental  schedule  or  from 
vacancy,  after  these  initial  buildings  are  completed  and  ready  for  occu- 
pancy, could  well  amount  to  the  equivalent  of  six  months'  rent  during 
the  first  two  or  three  years  of  operation,  or  $350,000.00  to  $1^00,000.00. 

In  my  report  dated  July  25*  1957,  I  estimated  the  value  of  the  resi- 
dential land  comprising  1,069,000  square  feet  more  or  less,  subject  to  the 
conditions  therein  noted,  at  an  average  of  $1.35  per  square  foot,  or  a 
total  of  $l,i|lf 0,000. 00.   In  the  event  of  such  an  income  loss  of  $350,000.00 
to  $i|00,000.00,  which  might  well  be  incurred  due  to  conditions  at  variance 
with  those  stipulated  in  my  r  eport,  an  adjustment  in  the  price  of  the  land 
to  compensate  would  result  in  a  reduction  in  value  of  the  residential  land 
from  $l,lfl}.0,000.00  to  an  amount  between  $1,  Oi+0, 000 .  00  or  $1,090,000.00,  or 
a  decrease  from  $1.35  per  square  foot  to  about  $1.00  per  square  foot  for 
the  1,069,000  square  feet  of  residential  land. 

Should  the  operation  of  these  first  two  units  result  in  a  more  optimi- 
stic result,  there  is  nevertheless  the  exposure  to  the  risk  of  delays  in 
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carrying  forward  the  const  iction  of  tne  Project. 

According  to  building  cost  trends  at  the  date  of  this  report,  such 
trends  were  on  the  march  upward.   If  this  trend  continues  in  the  future 
(and  there  are  no  indications  that  it  may  be  otherwise),  the  redeveloper 
may  be  compelled  to  pay  higher  prices  for  labor  and  materials,  depending 
upon  the  period  which  construction  of  the  improvements  in  the  Project 
Area  may  eventually  require. 

The  uncertainty  as  to  the  period  during  which  the  construction  of 
the  new  apartments  may  be  delayed,  by  reasons  beyond  the  control  of  the 
redeveloper  and  time  during  which  performance  of  work  by  the  Authority 
during  the  redevelopment  period  when  the  present  inhabitants  are  being 
relocated,  including  the  razing  of  the  vacated  substandard  improvements, 
the  installation  of  streets  and  utilities,  etc.,  and  other  conditions  as 
well,  have  been  considered  by  your  appraiser.   The  conclusion  has  been 
reached  that  added  costs  arising  from  such  factors  will  inevitably  be 
sustained.   However,  the  extent  of  such  added  costs  is  considered  as 
being  incapable  of  precise  estimate. 

IT  IS  MY  CONCLUSION  THAT,  SUBJECT  TO  THESE  LATER  CONDITIONS 

AS  SUBMITTED,  THE  VALUE  OR  PRICE  TO  BE  PAID  FOR  THE  RESIDENTIAL 

LAND  IN  THE  WEST  END  PROJECT  AREA  IN  ACCORDANCE  WITH  LAND  USE 

PLAN,  IS  NOT  IN  EXCESS  OP  $1.00  PER  SQUARE  FOOT. 

As  to  the  commercial  land  fronting  on  Cambridge  and  Lowell  Streets, 

comprising  a  total  area  of  about  187,069  square  feet,  my  estimate  of  the 

value  at  $320,000.00,  or  about  $1.75  per  square  foot  is  unchanged  from  the 

estimate  submitted  in  my  report  dated  July  25,  1957.   In  my  opinion,  a 

properly  planned  shopping  centre  providing  adequate  parking  will  command 

sufficient  trade  from  the  residential  areas  of  Beacon  Hill  and  the  Back 

Bay,  and  from  other  transient  shoppers,  to  justify  this  value  even  though 

the  irt/est  End  Area  residential  redevelopment  may,  during  the  initial  years, 
not  be  a  major  supporting  factor  to  such  a  centre.    Respectfully  submitted, 
September  17,  1957  s/  F.  Paul  Morgan 
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